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Development Review
Planning Department Staff
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(301) 495-4584 )
Charles Loehr, Chief, 9 '
Development Review
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VIEW TYPE: Site Plan Review

N
APPLYINGFOR: 768 units: 75 SFD, 295 Townhouses, 398 multifamily inclusive of 96 MPDU's
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PROJECT NAME: Clarksburg Town Center - Phase 1

CASE #: 8-98001

REVIEW BASIS:  59-D-3 of the Montgomery County Code is required for the optional method
of development in this zone.

ZONE: RMX-2, Residentiai Mixed Use Development, Speciaity Center

LOCATION: Northeast of the intersection of Clarksburg Road and Stringtown Road

MASTER PLAN:  Clarksburg Master Plan and Hyattstown Special Study Area, June 1994

APPLICANT: Clarksburg Land Associates L.P. and Piedmont Land Associates L.P. and T/A
Clarksburg Town Center Venture

FILING DATE: August 1, 1997

HEARING DATE: January 22, 1998

Edits have been made as follows:strikekout indicates deleted text and : indicates added text.

ISSUES REMAINING AT THE TIME OF THE STAFF REPORT

The issues of the site plan review included Environment; Transportation; Park/School; Historic
Preservation; Site Planning Landscaping and Lighting; Community Planning; Citizen Issues; and
Project Management. These title heads will be used throughout this report to organize information.
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The summary of how these issues were resolved through site plan review will follow later in this
report. The remaining issues are unresolved at the time of the staff report and will be discussed by
the applicant or staff during the hearing:

Environment

Park /School
The Board of Education again requests of M-NCPPC the dedication of part of the Park/
School site. This request was denied durin E!le Prelirmnatxﬁ}’]qg ﬂ!'flg’anng {per memo of
December 31, 1997 in Appendix). he dpplicant

Historic Preservation
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No sues remain

Citizen Issues
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STAFF RECOMMENDATION:

APPROVAL OF FINAL WATER QUALITY PLAN including the Stormwater Management
Concept with conditions as stated within the January 15, 1997 memo from MCDPS in Appendix,
including waiver of Chapter 49-35 through 49-43 of the County Code (Bill 46-91) " Closed Section
Roads in the SPA" as noted in the above memo;

APPROVAL of 768 units, inclusive of 96 MPDU's with the follawing waivers:

Section 59 -E-3.7 - Schedule of off street parking spaces (to reduce the number of on-site
parking spaces with the provision of parking within the public street);

Section 59-C-10.38 - Minimum Building Setbacks - reduces building setbacks to 50 feet
adjoining the abutting property as established in the Project Plan;

Additionally, the approval confirms the waivers established with Preliminary Plan #1-95042
1) waiver of distance between intersections per 50-26 Subdivision Regulations;
2) approval of closed section street sections subject to MCDOT approval,

And the subject to the following conditions:

1. Standard Conditions of Approval dated January 16, 1998 (Appendix A).

Environment

2. All agricultura! areas within the environmental buffer which have not yet been taken out of
plroducﬂon and Sfal-nll-lnrl with a Sugtahln grass cover un" be r‘nnuﬂr‘l’ﬂ-r‘ nr‘rnrdmolv pnnr to
any authorization to clear and grade for development on the property.

3. Record plats to reflect delineation of a Category I Conservation easement which includes
areas affected uy this site pta.u to show a 1003 ycar ﬂuuupmm, stream/wetland buffer and forest
conservation areas that are not part of the park dedication area.

4, Submlt ﬁnal desngn plans for the stream valley crossings at Main Street to Envtronmental
Bi _* o ol o S . R SR USRI PPy .U I S U
Plans must demonstrate adherence to the
current MCDPS/MCDPWT Guidelines for Environmentally Sensitive Stream Crossings.

5. Proposed natural surface trail within the Greenway Park to be fieid located by applicant’s
representative and M-NCPPC Environmental Planning and Park staff per Development
Program within the Site Plan Enforcement Agreement.

6. Final erosion and sediment control plans shall be submitted to Environmental Planning

Division staff for review and comment prior to approval by MCDPS.
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10.

11.

12,

13.

14.

15.

The applicant shall implement a program of daily inspections, maintenance and repairs as
necessary, and detailed daily documentation of inspection and maintenance activities for all
sediment and erosion control measures required and constructed on the site. Such a program

shall be carned out by—m—mdepmdcm—ccmsuitmu—as _ of directed-by
MCDPS #nd F$he applicant shall pay the 355o6iated reasonable costs; of-att-services

perfonned-by-thc-consulmt—m The apphcan.t. shall continue to meet with and cooperate

. Documentation of inspection, maintenance, and repair activities

shall be available for DPS review and use.

The Forest Conservation Plan shall be approved and bonded prior to-submittat-of—record
plats, issuance of the erosion and sediment control permit.;-orissuance-of building-permits;

as-appropriate:
All stormwater management outfalls which extend into the environmental buffer shall be field

located hv annlmanf [ rpprpqpntahvp Mf‘npq and M-NCPPC Environmental Qfaﬁ'n_n_o!' to
approval of the stormwater management/sedlment control permits by MCDPS.

M—NCPPC Enviromnental Planning Division staff shall review and approve detailed de51gn

o frr nn tlanAd oita ithin tha
Puum i0r any wiuand m uuu5auuu sites within the environmental buffers pncf to issuance of

sediment control permits or authorization to clear and grade any of these areas.

Reduoe the amount of 1mpemous surfaces within the development by deleting the on-street

the bikepath crossing; and 43) on Street “D” west of its mtersecnon with Sireet “C”- pending
MCDPW&T and MCDPS approval.

Revise Sheet L-9 of the landscape plans to increase the evergreen tree planting along
Stringtown Road in order to provide more year-round visual screening of outdoor rear yard
areas from Stringtown Road for noise mitigation purposes.

Revise the signature set of site and landscape plans to show 6 foot fences for visual screening
of the rear yards of Lots 23 and 33, Block K and Lot 51, Block L from Strmgtown Road for
noise mitigation purposes.

Signature set of the landscape plans to include planting for all stormwater management
facilities and to be reviewed and approved by M-NCPPC staff in coordination with MCDPS.

No clearing or grading prior to Planning Department approval of the signature set of site
plans.



Transportation

16.  Show conformance to all waivers to be approved by DPW&T and DPS per memqs d;_l_Eet__i
January 14 and 15, 1998, respectively, included in the Appendix ey b amended.

17.  Show conformance to cross section and other recommendations per DPW&T, DPS memos
dated J anuary 14 and January 15 1998, respectively, included in the Appendix

18.  Conformance to MCPD Transportation Planning memo dated January +4 2{J, 1998 included
in the Appendix.

19.  APF agreement to be executed prior to the first record plat to reflect all road improvement
conditions of the Preliminary Plan Approval ie dedlcatxon,-aoqumﬂon-of—nghtwfway and
construction of required-roads-necessary-for fit
Stnngtow? Road (A-260), Clarksburg Road (A-

*ﬁ%/
20.
in conjunctlon future development proposalé

21.  Tum around at the end of Main Street by the Historic district until the connection to MD 355
is established.

22.  The applicant shall provide signs for the Class III bike path along Main Street.

Park/School

23.  If applicable, per MC Public Schools memo of December 31, 1997, in the Appendix, the
applicant shall conduct a testing program, the final report signed and sealed by a registered
professional engineer, authenticating the adequacy of the deposited soils to support typical
building foundation loads.

24.  The Greenway path to include sufficient space to provide for a lighting, stabilized path and
adequate headroom for pedestrian crossing under the Main Street Crossing,;

25.  The parks/school dedications schedule to conform to Preliminary Plan # 1-95042 Conditions

6 and 7, see Appendix.




26.

27.

All sales contracts, advertising and other information shall include notification that there is.

an active park in the area and that traffic calming measures will be installed with final paving.

All construction within M-NCPPC property to meet with Parks Department specifications and
approval prior to release of construction permits for the park.

Historic Preservation

28.

29.

)
=

The right-of-way for Stringtown Road should be no closer to the historic Day House than 20

feet from the side wall of the building (exclud

Lighting at all road intersections within the Historic District, and especially at Stringtown
Road and Frederick Road, should be designed to have a minimal impact on the Historic
District. The 1|5uuu5 within the Historic District - both fixtures and i mwuau._y - should be
compatible with the historic and residential character of the area, as allowed by the utility
companies and MCDPW&T and MCDPS.

Per the Project Plan approval if the ROW is available, construct Main Sireet to MD 355
within the Historic District prior to completion of the project. At such time when the land
is made available, share direct moving expenses only for relocating an existing house within

the Historic District, and if the applicant and owner agree, make available the identified outlot

Y to be merged with a portion of the adjacent parcel so as to create another iot.

3L

32

A detailed design for the public space/interpretative area which will include the Clark Family
Cemetery headstones must be submitted for staff review and approval prior to release of
signature set. Protection of the headstones from weather deterioration should be a high
priority and should be specifically addressed in the detailed design submission. It would also
be desireable for the marker to be located in a more central area and better integrated into the
public open space than is being provided.

A

single family home area directly adjacent to the Historic DlStl'lCt to fulfill the Prolect. Plan
condition to approximate R-200 zone lot width standards.

Site Planning, Landscaping and Lighting

33

Detailed landscaping plans for this site plan to be approved by staff prior to the signature set

and should reﬂect the design concepts, the sizes and plantmg condltlons established in the
submittal.



34.  Final Lighting plans for the internal streets to be comparable to the “Hagerstown” light fixture
shall be configured so as to reduce the glare into the night sky by utilizing appropriate
wattage, shields or other techniques that are in conformance with utility company and
MCDPS and MCDPW&T requirements.

(5]
LA

andecaning Plan to show
w.“wulb A ARMEE WS WFARWS

of adjoining units, for staff review and approval.

intenm Inndqrsmmo for the Town S
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36. The MPDU townhouses in the Town Square District must include recreation areas near by,

ite plan and record plats must identify all MPDU locations.

37.

38

reg-ard-mg building type and location, open space, recreatnon and pedestrian and vehlcular
circulation, adequacy of parking etc. for staff review and approval.

Community Planning

39.  The applicant shall work with the County £

suitable public-factity-withm okt o
mc-pimappmai{oﬁh&arﬁmcct—mthm the area to be dedicated for that use.

Project Administration

40.  The Site Plan Enforcement Agreement to include the following: plat schedule as submitted
to staff. complete language of condition 6 and 7 from Preliminary Plan #1-95042 regarding
the ball field dedication and construction schedule; reference to the “ agreement for Exchange
of Land” to include timing triggers of dedication for MCPD Legal’s review and comment,
reference to the validity period; maintenance for all private recreational area, SWM, open
spaces; etc ; and that the level of maintenance for entire project to be of equal quality and not
solely dependent upon contributions of an individual area.

41.  The Home Owners Association documents or equivalent to include provision for: complete
public use and access to private streets for vehicular and pedestrian use; that they shall be
permanently open for public use ; that the parking spaces may be assigned to individual units;
that maintenance of streetscape items within the public right-of-way ie brick walks, trees,
lights, etc.




42,

43.

. . .

The Developrhent Program shall include: staging of amenities to occur with site plan
construction and to include MCPD review and approval of path location within the Greenway

park prior to construction.

No construction of units adjoining Midcounty Arterial in Block M , per Preliminary Plan #1-
95042 Condition 16e, until the Mid-County Arterial is built.
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MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING ) .

THE MARYLAND-NATIONAL CAPITAL
PARK AND PLANNING COMMISSION

- 8787 Georgia Avenue
Silver Spring, Maryland 20910-3760
MCPB

MEMORANDUM | 1/22/98
Item #9

DATE: January 16, 1998

TO: Montgomery County Planning Board

FROM: Wynn E. Witthans, ASLA, AICP , UJ
Development Review |}]
Planning Department Staff
(301) 495-4584

VIA: Charles Loehr, Chief, OM
Development Review

REVIEW TYPE: Site Plan Review

A4, Avw & Afai: AN

APPLYING FOR: 768 units: 75 SFD, 295 Townhouses, 398 multifamily inclusive of 96 MPDU's

PROJECT NAME: Clarksburg Town Center - Phase I
CASE #: 8-98001

REVIEW BASIS: 59-D-3 of the Montgomery County Code is required for the optional method
of development in this zone.

FONTL . DAV N cidnmtinl RAirad TTans TY .. A..._... nnnnn e

LAJINLD. NIVIANA~L, I\ebiuclllld.l IVIIXEQ USE LJEV p |- Dpcbldﬂlly \_,cutc:

LOCATION: Northeast of the intersection of Clarksburg Road and Stringtown Road

MASTER PLAN: Clarksburg Master Plan and Hyattstown Special Study Area, June 1994

APPLICANT: Clarksburg Land Associates L.P. and Piedmont Land Associates L.P. and T/A
Clarksburg Town Center Venture

FILING DATE: August 1, 1997

HEARING DATE: January 22, 1998

ISSUES REMAINING AT THE TIME OF THE STAFF REPORT

The issues of the site plan review included Environment; Transportation, Park School; Historic
Preservation; Site Planning Landscaping and Lighting, Community Planning; Citizen Issues; and
Project Management. These title heads will be used throughout this report to organize information.
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The summary of how these issues were resolved through site plan review will follow later in this
report. The remaining issues are unresolved at the time of the staff report and will be discussed by
the applicant or staff during the hearing:

Environment -
The applicant does not concur with the condition to have an on site sediment control
inspector retained by MCDPS.

Transportation
The applicant objects to the dedication of the “O” Street extension, and to the
recommendation that they participate in the improvements to MD 355 at Stringtown Road

as requied by MD SHA (memo of December 8, 1997 in Appendix).

Park /School
The Board of Education again requests of M-NCPPC the dedication of part of the Park/

Board of Educatior ests of M-NCPPC the dedication of par ar
School site. This request was denied during the Preliminary Plan hearing (per memo of
December 31, 1997 in Appendix).

The applicant objects to the removal of one lot at Historic District edge; staff will discuss the
concept for the John Clark Family Memorial.

Site Planning, Landscaping and Lighting, Community Planning

No issues remain beyond the conditions of approval.

Citizen Issues
Several Citizens have called to say they will testify regarding lighting, bicycle, stream crossing
and the lack of religious facilities within the town center.

Project Administration
No issues remain beyond the conditions of approval.



STAFF RECOMMENDATION:

APPROVAL OF FINAL WATER QUALITY PLAN including the Stormwater Management
Concept with conditions as stated within the January 15, 1997 memo from MCDPS in Appendix;
including waiver of Chapter 49-35 through 49-43 of the County Code (Bill 46-91) " Closed Section
Roads in the SPA" as noted in the above memo;

APPROVAL of 768 units, inclusive of 96 MPDU's with the following waivers:

Section 59 -E-3.7 - Schedule of off street parking spaces (to reduce the number of on-site
parking spaces with the provision of parking within the public street);

Section 59-C-10.38 - Minimum Building Setbacks - reduces building setbacks to 50 feet
adjoining the abutting property as established in the Project Plan;

Additionally, the approval confirms the waivers established with Preliminary Plan #1-95042
1) waiver of distance between intersections per 50-26 Subdivision Regulations;
2) approvat of closed section street sections subject to MCDOT approval,

And the subject to the following conditions:

1.

Standard Conditions of Approval dated January 16, 1998 (Appendix A).

Environment

2.

All agricultural areas within the environmental buffer which have not yet been taken out of
production and stabilized with a suitable grass cover will be converted accordingly prior to
any authorization to clear and grade for development on the property.

Record plats to reflect delineation of a Category I Conservation easement which includes
areas affected by this site plan to show a 100 year floodplain, stream/wetland buffer and forest
conservation areas that are not part of the park dedication area.

Submit final design plans for the stream valley crossings at Main Street to Environmental
Planning Division staff for review and approval prior to application of construction permit.
Plans must demonstrate adherence to the current MCDPS/MCDPWT Guidelines for
Environmentally Sensitive Stream Crossings.

Proposed natural surface trail within the Greenway Park to be field located by applicant’s
representative and M-NCPPC Environmental Planning and Park staff per Development
Program within the Site Plan Enforcement Agreement. '

Final erosion and sediment control plans shall be submitted to Environmental Planning
Division staff for review and comment prior to approval by MCDPS.

3



10.

11.

12.

13.

14.

15.

"The applicant shall implement a program of daily inspections, maintenance and repairs as

necessary, and detailed daily documentation of inspection and maintenance activities for all
sediment and erosion control measures required and constructed on the site. Such a program
shall be carried out by an independent consultant as directed by MCDPS. The applicant shall
pay the reasonable cost of all services performed by the consultant, and shall continue to meet
with and cooperate with the consultant. Documentation of inspection, maintenance, and
repair activities shall be available for DPS review and use.

The Forest Conservation Plan shall be approved and bonded prior to submittal of record
plats, issuance of the erosion and sediment control permit, or issuance of building permits, as
appropriate.

All stormwater management outfalls which extend into the environmental buffer shall be field
located by applicant’s representative, MCDPS, and M-NCPPC Environmental staff prior to

annrnval of the stormwater mnnnopmpntluprllmpnt control nermits by MCDPS

peaiiiiie VY AVARLLAL O

M-NCPPC Environmental Planning Division staff shall review and approve detailed design
plans for any wetland mitigation sites within the environmental buffers prior to issuance of

adimant contr rmite 1thna t1an tn ol A orad Fitha a
scGiment Conu us PO OF uuun.uu_.auuu 1O Ciar and grace any o1 unse arcas,

Reduce the amount of impervious surfaces within the development by deleting the on-street
parking and reducing road pavement on: 1) the stream valley side of the Greenway Road from

DUUIBIUWH .I.\Ud.d uuu Wdy I.U mc ulchDUbLlUll Wll..ll Dl.l CCl. U chhcpuug l.llC area UppUbllC lhc
future retail; 2) both sides of Street “C” from Stringtown Road to Street “D”; 3) the stream
valley side of Street “C” from Street “D” to the bikepath crossing; and 4) on Street “D” west
of its intersection with Street “C” pending MCDPW&T and MCDPS approval.

Revise Sheet L-9 of the landscape plans to increase the evergreen tree planting along
Stringtown Road in order to provide more year-round visual screening of outdoor rear yard

areas from Stringtown Road for noise mitigation purposes.

Revise the signature set of site and landscape plans to show 6 foot fences for visual screening

- of the rear yards of Lots 23 and 33, Block K and Lot 51, Block L from Stringtown Road for

noise mitigation purposes.

Signature set of the landscape plans to include planting for all stormwater management
facilities and to be reviewed and approved by M-NCPPC staff in coordination with MCDPS.

No clearing or grading prior to Planning Department approval of the signature set of site
plans.
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Transportation

16.

Show conformance to all waivers to be approved by DPW&T and DPS per memos dated
January 14 and 15, 1998, respectively, included in the Appendix.

17. Show conformance to cross section and other recommendations per DPW&T, DPS memos
dated January 14 and January 15 1998, respectively, included in the Appendix.

18.  Conformance to MCPD Transportation Planning memo dated January 14, 1998 included in
the Appendix.

19.  APF agreement to be executed prior to the first record plat to reflect all road improvement
conditions of the Preliminary Plan Approval ie dedication, acquisition of right-of-way and
construction of required roads necessary for the construction of Stringtown Road (A-260),
Clarksburg Road (A-121) and Mid-County Arterial (A305).

20.  Dedication of “O Street extended to occur with adjoining parcels.

21. Tum around at the end of Main Street by the Historic district until the connection to MD 355
is established"

22.  The applicant shall provide signs for the Class IIT bike path along Main Street.

Park/School

23.  If applicable, per MC Public Schools memo of December 31, 1997, in the Appendix, the
applicant shall conduct a testing program, the final report signed and sealed by a registered
professional engineer, authenticating the adequacy of the deposited soils to support typical
building foundation loads.

24.  The Greenway path to include sufficient space to provide for a lighting, stabilized path and
adequate headroom for pedestrian crossing under the Main Street Crossing;

25.  The parks/school dedications schedule to conform to Preliminary Plan # 1-95042 Conditions
6 and 7, see Appendix.

26.  All sales contracts, advertising and other information shall include notification that there is
an active park in the area, that traffic calming measures will be installed with final paving.

27.  All construction within M-NCPPC propérty to meet with Parks Department specifications and

approval prior to release of construction permits for the park.



. .‘

Historic Preservation

28.

29.

30.

LS}
p—t

32,

The right-of-way for Stringtown Road should be no closer to the historic Day House than 20
feet from the side wall of the building (excluding the porch).

Lighting at all road intersections within the Historic District, and especially at Stringtown
Road and Frederick Road, should be designed to have a minimal impact on the Historic
District. The lighting within the Historic District - both fixtures and intensity - should be

compatible with the historic and residential character of the area, as allowed by the utility
companies and MCDPW&T and MCDPS.

Per the Project Plan approval, if the ROW is available, construct Main Street to MD 355
within the Historic District prior to completion of the project. At such time when the land
is made available, share direct moving expenses only for relocating an existing house within
the Historic District, and if the applicant and owner agree, make available the identified outlot
to be merged with a portion of the adjacent parcel so as to create another lot.

A detailed design for the public space/interpretative area which will include the Clark Family
Cemetery headstones must be submitted for staff review and approval prior to release of
signature set. Protection of the headstones from weather deterioration should be a high
priority and should be specifically addressed in the detailed design submission. It would also
be desireable for the marker to be located in a more central area and better integrated into the
public open space than is being provided.

One lot should be deleted from the single family home area directly adjacent to the Historic .
District, to fulfill the Project Plan condition to approximate R-200 zone lot width standards.

Site Planning, Landscaping and Lighting

33.

34.

35.

36.

Detailed landscaping plans for this site plan to be approved by staff prior to the signature set
and should reflect the design concepts, the sizes and planting conditions established in the
submittal. '

Final Lighting plans for the internal streets to be comparable to the “Hagerstown” light fixture
shall be configured so as to reduce the glare into the night sky by utilizing appropriate
wattage, shields or other techniques that are in conformance with utility company and
MCDPS and MCDPW&T requirements.

Landscaping Plan to show interim landscaping for the Town Square prior to the construction
of adjoining units, for staff review and approval.

The MPDU townhouses in the Town Square District must include recreation areas near by;
the site plan and record plats must identify all MPDU locations.

6



37.

38.

® @

Landscape plans to include: a partial evergreen screen along Stringtown Road; detailed plans
for greenway to include planting on steep slopes; additional planting within the SWM
facilities;

The applicant may propose compatible changes to the units proposed, as market conditions
may change, provided the fundamental findings of the Planning Board remain intact
(regarding building type and location, open space, recreation and pedestrian and vehicular
circulation, adequacy of parking etc) for staff review and approval.

Community Planning

39.

The applicant shall work with the County to attempt to secure a suitable public facility within
the town square prior to the final site plan approval for the entire project.

Project Administration

40.

4].

L
[

43.

The Site Plan Enforcement Agreement to include the following: plat schedule as submitted
to staff, complete language of condition 6 and 7 from Preliminary Plan 1-95042 regarding the
ball field dedication and construction schedule; reference to the “ agreement for Exchange of
Land” to include timing triggers of dedication for MCPD Legal’s review and comment;
reference to the validity period; maintenance for all private recreational area, SWM, open
spaces; etc ; and that the level of maintenance for entire project to be of equal quality and not

enlaly deanandant nnnn
BUIVIJ u\uywuuwllb “PUII

The Home Owners Association documents or equivalent to include provision for: complete
public use and access to private streets for vehicular and pedestrian use; that they shall be
permanently open for public use ; that the parking spaces may be assigned to individual units;
that maintenance of streetscape items within the public right-of-way ie brick walks, trees,
lights, etc ;

The Development Program shall inciude: staging of amenities to occur with site plan
construction and to include MCPD review and approval of path location within the Greenway
park prior to construction.

No construction of units adjoining Midcounty Arterial in Block M, per Preliminary Plan #1-
95042 Condition 16e, until the Mid-County Arterial is built.
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PROJECT DESCRIPTION: Proposal

The proposal is for a new town, designed as a neotradional neighborhood. Its location is northeast
and contiguous to the existing town of Clarksburg, a designated historic district. The Clarksburg
Town Center (CTC) is characterized by two largely residential areas divided by the headwaters of the
Little Seneca Creek. The streets create a modified grid which create regular and irregular blocks,
which adapt to the topography and adjoining conditions. The streets have sidewalks on both sides,
closely spaced street trees, on-street parking and pedestrian scaled lighting. Throughout the
neighborhoods, there are small parks or recreation areas. A continuous system of internal paths
connect the through each block to the sidewalks located on both sides of each street. For the
townhouses and the apartment styled multifamily units, parking is either provided on the street or
within small parking lots off-street behind units. A second type of multifamily unit is proposed, a 2/2
ot a two story unit over a two story unit, with parking space in the ground floor and parking spaces
behind.

The Town Square section, the lower portion of the project, proposes: a Town Square (with partial
use for future use a civic building); residential blocks of townhouses, multifamily units and single
family detached units; sitting and play areas and a future site for a shopping center which will be
rough graded as part of this application.

The proposed units define the edge of the blocks and all units face the external streets. In the
multifamily block next to the Town Square includes an internal row of 2/2's. Special design treatments
utilizing stylized fences, landscaping and paving patterns are proposed to improve the view from the
street and to create an inviting drive to the unit back door entries or alley.

Along Clarksburg Road, an existing hedgerow will be saved, utilizing an asymmetrical cross section,
which will improve the views of the project frontage and maintain existing character of the area.

The Town Square is centrally located within Main Street near the Greenway Road and future retail
areas. With this phase, the applicant will provide brick sidewalks along the portions of Main Street
that surround the square and extend to MD Route 355. Likewise, they propose brick sidewalks along
the residential units facing Greenway Road as part of the special streetscape treatment approved with
the project plan.

A community pool is centrally located one block to the north of the Town Square, with streets and
sidewalks surrounding it for complete community access. Additionally, the pool is aligned with a
greenspace corridor with sidewalks, benches and play areas that connect through the blocks to the
Greenway Road and park beyond.

Close to the edge of the Clarksburg Historic District, is a diagonal pedestrian mews. The mews
contains sitting areas and two large lawn panels and connecting walks, linking the church with the
Town Square. The sitting area closest to the Town Square includes a trellis and a memorial to John
Clark with the use of found headstones from the family grave site. The mews develops a visual and
walkable axis between the church and the Town Square, highlighting these significant features of the

10



existing and proposed development. The detached housing is located with the setbacks established
in the Project Plan, but they still need to conform to the R-200 development criteria and the removal
of one unit will be required to do so. Landscaping is proposed for the entire edge of the historic
district to provide screening and buffering.

Main Street, the east-west route into the town square, is surrounded by SFD housing, townhouses
and two multifamily buildings. The multifamily buildings are located at the end of “M” street, visually
terminating that axis. Beyond the multifamily buildings to the east is the proposed retail center,
buffered by proposed screening landscape screening. The extension of “O” street, perpendicular to
Main Street, connects to the adjoining parcels to the south. Between the “O” Street extension and
west of the boundary line is a vacant triangular parcel, left available for a possible use (as trade or for
development with adjacent properties) in conjunction with the extension of Main Street to MD 335.
The plan shows an extension of Main Street to MD 355 but there is no provision for such a
connection A turn-around must be shown for eventual or interim use.

Greenway Road, adjoins the stream valley in a north-south direction. Greenway Road proposes three
pedestrian cross walks/ traffic calming bumps to calm traffic and provide for safe pedestrian areas.
Two crosswalks will connect to the Kings Pond Park and one, which may be enlarged to a raised
intersection, will connect to the stream crossing at Main Street. The Main Street stream crossing
includes a pedestrian sitting area on each side and a promenade feature with lighting across the center
of the crossing, approximately over the stream channel. Both areas provide opportunities to sit near
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the park and enframe the views to the park. East of Greenway Road is a recreation oriented bike path
located along the park side. The 8 foot class I bike path extends from Clarksburg Road to Stringtown
Road. Ultimately it will cross Clarksburg Road to the north and connect to the Little Bennett Park
further to the north and east.

The Greenway Concept Plan, as developed with this site plan review, shows pedestrian connections
from the park and Greenway Road into the greenway; approximate locations of the natural trail that
will be located finally on-site with MCPD staff; interpretive trail signs; and landscaping/reforestation.
The path crossing under the Main Street crossing will be made in a bottomless arch culvert measuring
16’ x 10’ by 100 feet long. The plan needs to include provision for stable pedestrian footing within
the crossing and vandal proof-lighting to be on and maintained at all times. Wing walls will stabilize
the slopes and the slopes will be planted with naturalizing shrubs and trees.

11



The southern section of the Hilltop District, the second part of this proposal, is located at the
intersection of Stringtown Road and the Mid-County Arterial. The units include townhouses inside
the intersecting streets and within one block internally, SFD units along the outer edges elsewhere
and a large block of multifamily units. The townhouses along the external streets are arranged to face
them with a service drive for access. Others are arranged in courts facing a common mews and with
alley parking in the back. The single family detached units are arranged around common green spaces
in two locations to create community open space. Although shown, the street connections and single
family detached units along the Mid-county Arterial will not be butlt with this Site Plan phase

Th Wltfamils 1 v
he multifamily units are four story apartment styled buildings located at the outside block face with

an internal surface parking lot. The parking lot includes large green space areas and sitting areas. The
units have been arranged to create a pedestrian connection to the open space/SWM facility
immediately adjoining them to the south. . The open space/ SWM facility has been designed to create
a recreational feature with paths, sitting areas, landscaped areas, a grassy sloped amphitheater all
around a pond. The path connections from surrounding streets and stream valleys will connect to this
area. A raised crosswalk along “C” Street will calm traffic and provide for pedestrian crossing.

Lighting for the Town Square residential area includes light fixtures along the street. The applicant
has proposed a light fixture known as “Hagerstown” which has been approved for use by Allegheny
Power company. The fixture has a solid metal top and can be fitted with shields to direct the light.

Landscaping for the project includes evergreen and shade tree screening at property boundaries; street
trees 30 feet on center; and numerous attractive planting schemes for a variety of public and semi-
public spaces, ie: gateway entrances from adjoining streets; all parking lot entrances; parking lot
courts; recreation areas; and stormwater management facilities. Portions of the landscape design are
presented as conceptual with final plant selections to be determined prior to signature set .

MPDU’s for the project are located in townhouses and multifamily buildings within both sections of
the project, east and west of the greenway. The units to the east of the greenway are close to the open
- space area by the pond and a neighborhood recreation area. The multifamily units to the west are
located close to the town square and mews area. Recreation needs to be sited close by the Town
Square MPDU townhouses.
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PROJECT DESCRIPTION: Site Description

The 268 acres total site is currently developed with agricultural uses and is farmed for corn and
soybean cropland. Forest areas are restricted to stream valley bottoms, hedge rows at filed edges and
some areas of steep slopes. A Potomac Edison (Pepco) Overhead Transmission Line traverses the
eastern portion of the site, beyond this site plan area.

Site Description

The subject property consists of a 198 acre town center site which is located at the headwaters of one

of the main branches of Little Seneca Creek a [Jge Class TV-P ctream Seventv acree are in riral
oI the main branches of Littie seneca Lreek, a Use Llass 1V-P stream, seventy acres are mn rural

zoning located in Little Bennett Creek, a Use III watershed.

The two parts of the property are bisected roughly northwest to southeast by existing Piedmont Road
(future A-305). A large part of the site is existing agricultural field. Approximately 8.6 acres of
wetland, 15 acres of floodplain and 53.5 acres of forest exist within or in close proximity to the
stream valleys. The proposed site plan area lies entirely within the Little Seneca Creek portion of the
property. This area contains three headwater tributaries which meet in confluence at the
southwestern edge of the property just before flowing under existing Stringtown Road. The main
tributary flows from the existing King’s Pond on park land north of the site and bisects the property
roughly northwest to southeast. The two remaining tributaries flow from the west along the southern
edge of the property and from the north down to the confluence, respectively.

On-site topography slopes significantly from plateaus on either side of the main tributary down to
the main tributary and each of the secondary tributaries. The stream valleys are moderately steep (15-
25%); slopes tend to be gentler near the heads of the tributaries and are quite steep in some portions
of the east and main tributaries.

15
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PROJECT DESCRIPTION: Surrounding Vicinity

The site is located approximately 1/2 mile from I-270 between the intersection of MD 355 (Frederick
Road) and A-121 (Clarksburg Road) and MD 355 and A-260 (Stringtown Road). Part of the site
proposed for this Site Plan review includes the section behind or east of the row of the existing
church, homes and businesses adjoining MD 355, within the Clarksburg Historic District. The
boundary of the historic district is shared with this project.

The project frontage along Clarksburg Road adjoins the existing 20 foot open section roadway.
Opposite Clarksburg Road to the north, opposite the proposed development in this site plan, is land

* currently developed with single residences. Part of this land is proposed for the development of two

RMX zoned residential projects (the proposed Catawba Manor project with an approved Preliminary
Plan, and a staff reviewed pre-application submittal for Clarksburg Heights). Both of these proposed
projects will share the intersections established with this site plan. Beyond these proposals to the east
is undeveloped land, some with potential to be future park land that would connect to Little Bennett -

Park, further north.

The Greenway Road, or "K" Street, which bisects the site from north to south, connects to
Stringtown Road, which partially forms the southern boundary of the property. Immediately opposite
the project boundary adjoining Stringtown Road is low lying land which includes the downstream
portion of the headwaters to the Little Seneca Stream Valley. That land is zoned R-200 and is
undeveloped. Adjoining the property out towards MD 355 and north of Stringtown Road is the
Clarksburg Historic district, currently developed with a single family detached house with some out
buildings. It is zoned R-200 and is in use as a landscape contracting business. Further adjoining the
CTC property, north of Stringtown Road are 5 existing single family detached houses with individual
driveways connecting to the road. Along the south side of Stringtown Road for the eastern portion
of the site, there is currently low density residential development, with-2. houses.

Opposite the site across the Mid-County Arterial is the proposed Cedarbrook Community Church
and two single family detached houses. The remainder of the opposite frontage is undeveloped to day

with the majority of it zoned Rural Density Transfer and is part of this project.
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PROJECT DESCRIPTION: Prior Approvals

Clarksburg Town Center has gained approval for a Project Plan #9-94004 on May 11, 1995 and for
a Preliminary Plan #1-95042 on September 28, 1995. Multiple hearings were required for each
approval level due to the multiplicity of issues surrounding the project. The major topics could be
categorized briefly as a determination of Special Protection Area issues, historic preservation issues,
the assignation of appropriate road improvements and the particulars of the park/school arrangement.

= SRt MRt VR aF LRTLLAT RV e qwr faaila {as Lavneaiai o Wi W L W

A summary entitled Prevxous P]anmng Board Environmental Decisions is within the Appendix.

The approved Opinions of these approvals will be in the Appendix attached to the Planning Board’s
copy of this report. The Appendix will be available to the public at the Development Review
Division’s plan review counter.

Utilizing the categon'es for review introduced earlier, the Project Plan - PJ and the Preliminary Plan
D Anmditisea arsesrryenl wvmsambiranad halaey scaidle mimecms il o ae

- PP conditions of dpproval are parapnrascd oeiow with bUlIlIncnldry on how mcy nave been
addressed during site plan review.

Environment

PJ-5 The applicant has submitted the information required sufficient to allow Preliminary
Plan approvai;

PJ-6 The plans conform to the minimal disturbance requirements as described; the second
phase of the site plan will include SWM for the school;

PP-2 The site plans conditionally meet the FCP legislation;

PP-3 The forebay is not counted as forested area, nor is it within the stream buffer;

PP-4 The agricultural areas within the stream buffers for this site plan were taken out of
production by Spring 1996- the remainder will be taken out with this site plan.

PP-9 No development activity has begun on the site;

PP-12 The plan conforms to the MCDEP SWM approval of 7/28/95;

Transportation

PJ -1 The number of units proposed conform to the staging ceiling limits;

PJ-2 The transportation improvements were updated in the Preliminary Plan approval;
PJ-3 Dedication and construction of the Mid County Arterial (aka A-305) - the Phase I site
plan submittal does not require the dedication or construction of this road, it will be part of
later site plans; the proposal shows units adjoining the Mid County Arterial for which building
permits can’t be released until the road is built in a later phase;

P}-4 Stringtown Road improvements were required with the Preliminary Plan; the alignment
of the road as determined at Preliminary Plan moves into the Historic District - staff’s
recommended cross section would allow for an adequate set back to the house in the District

while utilizing the existing roadbed and serving the function of the road classification.

1R
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PJ-10 The layout of the streets that are part of the proposed site plan conform to these
recommendations;

PJ-14 “QO” street extended -of the site plan- connects Main Street to the adjoining parcels;
all three streets connecting to Clarksburg Road are in place with the proposed site plan,

PP-1 The proposed site plan conforms to the staging ceiling limits; the applicant will enter
into a phasing agreement for necessary road improvements with record plat submittal; the
applicant has submitted a draft record plat phasing agreement for review and approval with
this site plan,

PP-5 The plan shows the appropriate right-of-way dimensions and locations, dedications for

permit; dedications for any off-site right-of-way will be required in conjunction with the
phasing requirements for the number of units;

PP-11 The access and improvements required by the MDSHA and MCDPW&T will require
SPA approval,

PP-15 The applicant will have to dedicate Public Improvement Easements as necessary for
bike paths and other features of the site;

PP-16 These APF requirements are the basis for the road requirements for this site. The

within this approval; future site plan sections and the roads required for them will require
additional SPA approval,

Historic Preservation

PJ-8 The road design for Main Street and nearby sewer locations are part of the site plan
proposal; a John Clark gravestone marker is proposed within a pedestrian area pending
further review; the applicant has not secured the right-of-way for the extension of Main Street
to MD 355- staff will carry this condition forward for future site plan proposals;

PJ-9 The public street conforms to setbacks to the church - screening, pedestrian linkage and
increased visibility have been provided for. The size of lots as proposed do not conform to
the width of lots for the R-200 zone as required, a lot will need to be removed to accomplish
this;

Park/School

PJ-7 The final concept plan was approved with the Preliminary Plan, See Attachment X.
PP-6 Re: dedication of the proposed park school site, the applicant proposed an agreement
to dedicate land that is part of this site plan; the agreement stipulates the timing of dedication
to occur with CIP funding or with adjoining development; phasing the grading will be
addressed with future site plans or prior to CIP construction per this agreement; will be
addressed with this site plan’s SPEA

PP-7 The dedi

. .
+ 1
1he gedication agfeemeﬂ; Wil
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Site Plan

PJ-12 The proposed plans conform to these requirements for landscaping, street detailing
and amenity areas; additional landscaping of the SWM facilities is needed;

PP-10 The proposal includes 768 dwelling units which were determined during site plan
review,

PP-13 The MPDU’s conform to the required number for this site plan phase, the balance for
the entire project will be provided in Phase II.

Project Administration

PJ-11 The amenities proposed for the Phase I Site Plan need to be constructed in accordance
with typical site plan phasing requirements; the design concept for the Greenway and

adjoining areas has been reviewed and accepted by staff, the greenway amenities will be

phased in with the Phase I Site Plan.

PJ- 13 The applicant has submitted a draft HOA agreement that describes an umbrella style
maintenance organization that includes residential and commercial properties alike for staff’s
review and approval;

PP-14 This condition provides for Planning Board reconsideration of a case if a court
challenge removes a previously required condition;

PP-17 The va]idity period of the Preliminary Plan has been included in the record plat phasing

schedule proposed by the applicant.

With consideration of the conditions listed above, the site plan conforms to the Project Plan and
Preliminary Plan Approvals.
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ANALYSIS: Conformance to the Project Plan Approval

The conformance of the proposed site plan to the Project Plan conditions of approval were
established, with conditions, above in Project Description: Prior Approvals.

The site plan conforms to the list of Amenity Areas and Recreational Facilities that were part of the
Project Plan by providing the following:

Amenity Areas: Town Square, land dedicated for future civic building (with Phase II),
streetscape system, neighborhood squares and green area, greenway dedicated for public use,
Greenway roadway, specialty planting areas along greenway road, Park/School Site/ Large
Private recreations areas for major fields(with Phase II}, land for expansion of areas next to
historic district, green areas and buffer next to historic district, green areas and setback areas -
located along Mid-County Highway, Stringtown Road and Clarksburg Road improvements,
Pond Area (SWM facility).

Recreation Facilities: Tot Lots, Multiage Play facilities, Picnic/sitting areas; tennis courts
(possible with Phase II); bikeway system; greenway pathway and bicycle path (Class I);

i dmmes Ebemnos

ATt ion teaile Alatiiea arnsg monr tha Dande crisommmline mmnle sxrmding mmala
~INATUTE raiy, INalre arcas near wn€ rong, SwWiinming pooi§, wadaing poois, indoor iidicss

facility (in Phase IT).

The site plan conforms to the other aspects of the Project Plan approval regarding development
standards, unit types proposed, unit location, and road connections. The Proposed density range for
units per the Master Plan and Preliminary Plan are as follows:

Unit Types Master Plan % # of units Per Site Plan
(Total)

SFD 10-20% 130-260 75

SF Attached and TH’s 30-50% 390-650 295

Multifamily Units 25-45% 325-585 396

Adjustments to the Project Plan approval include:

- There is no connection to Mid - County Arterial from “G” Street due to extreme grading
differences of 10 to 15' between the two roads.

- The street between the multifamily block and the SWM facility (pond) has been removed
in lieu of an improved open space connection between the housing and the open space.

- The unit type for half of the multifamily units has changed from a large multifamily building
to the 2/2 units which have parking in the lower level and a rear loaded driveway. Where this
has been used, screening with fences and landscaping has been added;

- The diagonal street between the church and the town square is a pedestrian mews;

- The connection of Main Street to MD 355 has not been achieved concurrent with this site

nlan annrnval
yl“ll ulll’lv VAR,

Staff finds these adjustments acceptable to conformance withthe Project Plan.
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DISCUSSION OF ISSUES THAT WERE RESOLVED DURING THE SITE PLAN REVIEW
PROCESS

Environment

The Special Protection Area (SPA) for the site was approved on January 15, 1997, see Appendix for
memo. The approval applies to the residential areas, rough grading of the retail area, the Clarksburg
Road frontage improvements, the turn lane improvements at MD 355/ Clarksburg Road, Stringtown
Road from Greenway Road to MD 355, the uphill potion of Stringtown Road (near the proposed
units).

The SPA review was an extensive process creating a challenge for the determinations of all road,
greenspace and site planning issues. During the SPA review, there was a delay pending the provision
of additional information for review.

Transportation

Tmda al Qiraate Thic nantraditinnnl maiahhnarhand ramiiiead tha waivar AF mang funiaal
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street design standards. MCDPW&T and MCDPS staff have worked closely with staff to
develop and approve waivers of reduced turning radii, sidewalks of brick paving, tighter tree
spacing, crosswalks and traffic calming features to create a beautiful street environment that
will be safe for pedestrians and automobiles. The Project Plan recommended the waivers be
obtained prior to Planning Board approval of a site plan. A copy of the approved waivers and
road design by MCDPW&T and MCDPS are attached in the Appendix.

Arterial Roads - The design of the arterial roads: Clarksburg Road (MD 121), Stringtown
Road (MD 261) and the Mid County Arterial (the Piedmont Road, Mid County Highway or
MD 305), was the subject of much study. Although the Master Plan designation for the roads
was clear, the details of closed or open section, bikepaths, sidewalks, street trees were
worked out with this review. It was necessary to determine the exact design of the arterial
roads because: the Special Protection Area (SPA) approval requires final design prior to
approval; there was a need establish conformance to Master Plan Guidelines and to address
Historic Preservation requirements; they needed to be adapted to allow the preservation of
a hedgerow; and they had to respond to the needs of on road bicyclists. A copy of the arterial
road design recommendations by MCDPW&T and MCDPS and MCPD Transportation
Planning Department are attached in the Appendix.

Bicycle Lanes - During the review of this project, MCPDW&T began to recommend the
expansion of all arterial travel lanes or the utilization of paved shoulders to accommodate on-
road bicyclists. This enlarged the pavement cross section by 2 to 16 feet within an SPA where
Class I (off road) bike lanes were already proposed. Impervious surfaces must be minimized
within SPAs. After review, Staff supports the on-road bike lanes on Stringtown Road in
addition to the Class I bike path so it will function as a transit cormidor. For Clarksburg Road,
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the on road lanes are widened 1 foot in each direction because the Class I bike path will be
6 feet instead of 8 feet (standard) to allow for the preservation of the hedgerow and utilization
of the existing paving. Staff worked out a reduced lane widening for the Mid County Arterial
utilizing a 32 foot paved roadway instead of an earlier 40 foot paved roadway. Initially the
applicant objected to bikeway construction within the arterial, they now agree to build them.

Public Private Streets - The applicant proposed four private streets. Staff was initially
concerned about public access and maintenance issues, but the applicant required assigned
~ parking spaces to satisfy funding for the project.

Park/School

The park/school issues established during the earlier approvals were addressed by the development
of the Greenway Concept Plan by Planning Department and Park Department staff and the applicant.
The remainder of the Park/ School site, the areas surrounding the school itself and the play fields, will
be part of later site plan consideration,

MC Public Schools have repeated their request for part of the site to be dedicated to them so they
may receive reimbursement by the State of Maryland. Their letter of December 31, 1997 is in the
Appendix. ' '

Historic Preservation

The applicant has not secured the property to allow the Main Street connection to MD 355 next to
the General Store. The proposed cross section for Stringtown Road was developed to maintain a 20
setback to the wall of the adjoining historic district property.

Site Planning/Landscaping and Lighting

The original recreation proposal for the project included 2 on-site tot lots for 775 units. The

- applicant has revised their submittal to conform to the Recreational Guidelines with recreation evenly

distributed throughout the site. Additional connections were developed between the town Square area
and the Greenway Park. '

The original MPDU proposal reflected the appropriate number of units but they were all in one block
of multifamily buildings. The proposal now conforms to the MPDU locational guidelines, with
conditons.

Staff worked with the applicant to develop the design for the block which houses the 2/2 unit to
incorporate additional greenspace, attractive garage entryways and create a better setting for the pool.
Additionally, they developed an improved layout of the multifamily units and pond area in the Hilltop
section. Landscaping refinements were made throughout the process to an already beautifully
designed landscpe plan. :
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Community Based Planning Issues

The project’s connection to the Greenway system throughout Clarksburg and beyond was worked
out in the Greenway Concept plan developed with this site plan.

Community Comment and Issues

Staff met with citizens and members of the Bicycle Action Group and received letters from both
groups and from the Clarksburg Civic Association. Their interests are: the alignment for Stringtown
Road coming into private property; various details about the site plan; comments on landscape plan
details, outdoor lighting and adequacy of provision for bike lanes and multi-use trails. Their letters
are attached in the Appendix. Their letters have been forwarded to the applicant’s consultants who
have considered their comments for the change of a bike rack, selection of a light fixture, and other
items. Staff has recieved a call regarding concern about the lack of religious facilities being planned
within the Town Center and the difficulty the existing Methodist Church is having in expanding their
facilities.

Project Administration

The applicant and staff met to work out the details of the park/school dedications and other phasing
and SPEA/HOA details.
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ANALYSIS: Conformance to Clarksburg Master Plan

A The Clarksburg Master Plan and Hyattstown Special Study Area, Approved and Adopted June
1994 recommend the following;:

The Clarksburg Master Plan calls for the community’s Town Center to have a strong, identity
becoming the focus for the entire planning area. The Plan stresses the importance of a town scale of

"development with mixed uses, protection of the environment and the creation of walkable
neighborhoods. The plan envisions a development pattern which is traditional in character and which
protects the character of Clarksburg’s Historic District.

The proposed site plan meets the objectives of the Master Plan as follows:
] Create a Town Center which will be a strong, central focus for the entire study area. p.42

The proposed site plan will establish a strong identity with a traditional town character as called for
in the master plan. Phase 1 provides sufficient infrastrature, buildings and development of open spaces
to establish this desirable character early on in the development of the Town Center.

®  Encourage a mixed-use development pattern in Town Center to help create a lively and
diverse place. p.44.

) . - : tail
The master plans allows an overall density of 5 to 7 duw/ac. with a maximum of 150,000 sf. for a retail

center. The proposed site plan provides 768 units towards a total of 1,300 allowable units or 4.81
du/ ac. The proposed residential uses are within the Town Square, a mixed use area, and an uphill
area. The retail center adjacent to the Town Square will be delivered in the next Site Plan phase. The
Plan strongly encourages the provision of a grocery store anchor for the future retail center.

L Assure that future development around the Historic District complements the District’s scale
and character. p.48. On the east side of the historic district, all development 400 feet east
of existing MD 355 and/or on land which is within the hisioric districi should be singie-
Jfamily detached structures which are not higher than two stories.

The proposed site plan conforms to this recommendation. However, the lot size and building mass
of proposed single-family units along the eastern edge of the historic district need to be revised to
achieve compatibility with the scale and character of the adjacent historic district. (See Historic
Preservation in Issues).

o Make the Town Center a focal point for community services (such as libraries and postal
service) as well as informal community activities. p.49.

The proposed site plan does not include community services to be sited within the project. However,
the approved Project Plan, #9-94004, envisioned such uses to be sited within either the Town Square
itself or within the retail center. There is a need to identify and provide for such uses prior to the final
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build out of the entire development. Staff recommends that the applicant assist the County to search
for a suitable public facility for the Town Square or commercial area prior to the submittal of the final
site plan application.

° Create a transit-oriented land use pattern within the Town Center and link all portions of
the Town Center with transitways, bus loops, bikeways, and pedestrian-oriented streets.
p. 51.

The proposed site plan achieves a transit-oriented pattern of development with buildings that front

the street and an arterial street system that creates a “loop” circulation system around the Town
Center. Transit orientation also is achieved by the use of short. walkable blocks and a network that
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ties directly with the future transit station located west of the project. The surrounding arterial
roadway system is intended to function as a “neighborhood bus loop™ which will encourage residents -
to walk. Provision of bus shelters at bus stops would be desirable.

° Create a land use pattern that is responsive to environmental concerns relating to traffic
noise and protective of headwaters. p. 51. The Master Plan designates this area as part of
the Special Protection Area within the Little Seneca Creek Watershed and “promotes

P | o n ot ,, 1 a5

enwronmemauy Sensitive aesrgn p. 140

The land use pattern that sites buildings so front doors face streéts protects residential units from
noise. Also the buffers provided along the surrounding Arterial Roads assist in protecting from traffic
noise. The site plan will receive a Special Protection Area water quality approval prior to the site plan
approval. The SPA approval and the design changes to the project create a more environmentally
sensitive design.

The Clarksburg Master Plan objectives for development within the Little Seneca Creek watershed
include continuously forested stream buffers, protection and enhancement of wetland systems, water
quality monitoring, environmentally sensitive design and construction of development and
infrastructure, and maintenance of the environmental qualities of headwaters. The site plan
attempts to address these by providing enhanced reforestation in stream valleys and complying with
the more rigorous stormwater management and water quality standards of the SPA.

L Encourage an interconnected street system as typically found in older towns. p. 51.

Specific Master Plan recommendations for Clarksburg Road, Stringtown Road and Mid County
Highway are covered in both the land use and transportation chapters of the master plan. The
following comments are organized by roadway and represent both the requirements and intent of the
master plan.

® Provide a maximum of 2 lanes within a minimum of an 80 foot ROW.
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(Table 7, p. 114)

Provide a Class I Bikeway (Table 10, p. 133) on the south side of the roadway to
achieve a bikeway “loop” system around the Town Center (Figure 43, p.132) and to
accommodate bicycle access for the non-advanced cyclists. This bikeway should
follow the ROW until it meets the park/school site and then weave its way through
the park/school to Piedmont Road (A-305).

“
The master plan calls for both Clarksburg Road and Stringtown Road to “serve as

entrances to the Town Center”, p. 52. Preservation of the mature hedgerow at
Clarksburg Road and the cross section for Stringtown Road achieves this objective.

Stringtown Road (A-260)

Provide a maximum of 4 lanes within a 120 * ROW. (Table 7, p. 115)

Provide a Class I Bikeway (Table 10, p. 133), along the north side of the road to
create a bikeway “loop” system around the Town Center (Figure 43, p. 132) and to
accommodate bike access for the non-advance cyclist.

The existing crossing [of Little Seneca Creek] will need to be widened to
accommodate two additional lanes: When widened, this crossing is recommended
to include areas for bike paths along Stringtown Road and for the Little Seneca
Creek greenway, which will cross under Stringtown Road. (P.123)

Within the Historic District boundary at Stringtown Road, a reduced width ROW and closed section
cross section is supported by the master plan in order to achieve the plan’s objectives for protection
of the district’s unique character. The Plan’ objectives still requires necessary features such as the
bikeway, median and street trees, and sidewalks. The below grade culvert, at the stream crossing,
needs to be adapted to maintain the greenway connections.

Midcounty Highway (A-305 or Mid-County Arterial)

Provide a maximum of 2 lanes, divided within a minimum of a 80 foot ROW. (Table
7, p. 115) _
Achieve a park-like character along the roadway. “Setbacks from the Midcounty
Highway (A-305) should be provided within the Town Center to establish a parkway
like character”, p. 52.

The Site Plan conforms to this Master Plan. The landscaping provided creates an informal, parkway
character and a buffer strip provides for the setback.

Redgrave Place (P-5)

Create a special character for Redgrave Place as it traverses the Clarksburg
Historic District. p. 52.

Provide a maximum of 2 lanes or 24 feet in width within the historic district.
Provide the connection for P-5 with MD 355 in a manner which does not negatively
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impact the traditional character of the District. (p. 53 and 125).
The proposed site plan meets the Master Plan recommendations for Redgrave Place.
o Provide a variety of open space features. p. 53.

The Master Plan calls for the Little Seneca Greenway which traverses the site to be
“a major open space feature in Town Center, making it important that the greenway
be visible and accessible to the public”, p. 53. The purpose of the greenway system
is not only preservation of the stream valleys, but also, “development of a trail
system”, p. 156. The Plan also stresses the visual and recreational importance of
other smaller open spaces such as Forest Conservation Areas along streams and the
Commission’s King Pond Local Park. Accessibility and integration of recreational
opportunities are major objectives.

The proposed site plan achieves the intent of the Master Plan by increasing the recreational facilities
within King Pond Local Park and by providing a landscape treatment that enhances the overall
- character of the greenway. Most importantly, the site plan provides a continuous trail system that
will tie into future segments to the north and south of the greenway. Continuity of the trail is critical
to its success. Roadway crossings under Stringtown Road needs to provide a stabilized trail surface
within the widened culverts. This approach to roadway crossings, landscape enhancement and
passive recreational use of the greenway will be repeated throughout the greenway network.

B. Conformance to the Master Plan for Historic Places

The Clarksburg Historic District is on the Master Plan for Historic Preservation and adjoins the
proposed site plan along its western boundary,

The Historic Preservation Commission (HPC) has reviewed the proposal in the context of a Master
Plan recommendation on March 11, 1992 and in the context of a Project Plan application on March
22, 1995. The HPC comments became the basis of Project Plan conditions of approval that dealt with
the following: the width of Main Street (aka Redgrave Place Extended); the provision of accessible
sewer to the District; providing an open space for the John Clark family grave markers; and a concept
for an equitable development scenario of the Main Street connection to MD 355 (involving the
Ruddin grocery store). Additional conditions provided for compatibility along the common boundary
between the homes in the District and the proposed new homes and improved the connections
between the existing church to the new subdivision.

In the context of the site plan review, the HPC reviewed the project and found several requirements
outstanding and has passed on the following recommendations: a 20 ft setback , free of a public utility
easement, from the right-of-way to the historic Day house at the corner of MD 355 and Stringtown
Road, appropnate lighting on Stringtown Road to be compatible with the Historic District; the CTC
developer and Aric Ruddin should continue to resolve their issues to allow the Main Street
connection to occur opposite Redgrave Place; a detailed design for a public space/interpretative area
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to include the Clark Family Cemetery headstones with appropriate protection should be developed
further for staff review and approval; and a lot should be deleted from the single family home area
directly adjacent to the Historic District. |

The removal of a proposed house is to create compatibility between the two projects utilizing similar
scaled and dimensioned buildings and surrounding open spaces. The existing condition on Spire Street
has three homes that have lot widths at their building face of 130 ff, 115 ft and 180 ft. The lots along
MD 355, whose rear yards adjoin the common boundary, have 40 and 60 foot widths at the front
building line. The proposed six lots have 2 lots with 68 foot widths at the front building line, one lot
at 65 feet, one lot at 990 feet, one lot at 88 feet and one lot at 120 feet. The average frontage for all
six lots is 83 feet. The approved Project Plan condition reads: “...the size of lots and setbacks of the
proposed development must match, approximately, the development standards in the R-200 Zone
for building setbacks and width of lois along the southeastern boundary of the site...” The required
lot width along the front building setback line is 100 feet. The dimensions of the proposed lot
widths and the sketch below show the lack of conformance with the desire of the HPC and the
Planning Board’s earlier decisions. The staff proposal clearly shows that the 100 foot lot widths work
to create an appropriate transition between the existing Historic District and the proposed units. See
memo of January 15, 1998 from the Historic Preservation Commission in the Appendix.
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C. Conformance to the review comments of the MCPD Parks Department

MCPD Parks department has review the project and offered the support of the Greenway Concept
Plan and their acceptance of recreational facilities to be built by this applicant within Kings Park per
their guidelines. They reiterated the terms and conditions of the park/school dedication that was part
of the Preliminary Plan approval. See memo Dated January 13, 1998 in Appendix.
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ANALYSIS: Conformance to Development Standards - RMX-2

PROJECT DATA TABLE

Permitted/
Development Standard Required Proposed
Lot Area (ac.): 30 ac min, 120.17 ac Phase [
270.16 ac Total
Dwelling Units:
One-family detached 75
Townhouse 295
Multiple-family 398
TOTAL 150 768
Moderately-priced DUs included(12.5%) 96 96
Min. Green Area or outside amenity area (total for site)
W/in the commercial portion of site 15% n/a w/ Phase II
W/in the residential portion of site 50% 64.7%
Min. Number of dwelling units approved 150 du's or 1,300 du's w/ Optional
Method utilizing Project Plan
Not > MP 2,600 for Town Center total
recommendation 1,300 CTC total
' 768 CTC Phase I
Building Height 4 stories 4 stories
Max. Residential Density (total site) 30 dufac 11.9 du/ac
(1,300 du/109.17 ac)
Min Bldg setbacks (ft.):
From one family zone
Commercial bldgs 100 fi. n/a -w/ Phase 11
Residential bldgs 100 f 50 ft*
From any street
Commercial bldgs n/a n/a - w/ Phase II
Residential bldgs nfa** 10 ft min**

* Per 59-C- 10.38 allows for setback reduction by 50% if there are trees or other features on the site
that permit a lesser setback w/o adversely affecting development on the adjoining '
. property. The applicant seeks a 50% setback in the areas adjoining the Clarksburg Historic District
where mature trees are in place and-are proposed to be saved and embellished with additional planting

** The Planning Board reviewed this setback during the Project Plan Review and found that no

setback is necessary per the approved master plan.
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Allowed /Required Provided
Parking To be located on RMX zoned land Conforms
To conform to 59-E PB waiver of pkg
req’'mt to allow on
street parking for req’d
spaces
Number of Parking Spaces
Phase 1A - Town Square
Multifamily (248 du @ 1.5/du) 372
SFD and TH (18 + 159 @2.0/du) 354
TOTAL 726 1098
' (389 on street,
Note: 17 spaces req’d on street 345 parking lot,

364 driveway/garage)
Phase 1B - Hilltop District

Multifamily (150 @ 1.5/du) 225
SFD and TH ( 59 + 134 @ 2.0/du) 386
' 611 787
(266 on street,
Note: 90 spaces req’d on street 255 parking lot,

-~ 1

266 driveway/garage)

Regquired Public Facilities and Amenities are listed above SITE ANALYSIS: Conformance to Project
Plan. The site plan provides the required public facilities and amenities.
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MPDU CALCULATIONS
MPDUs required for 768 du’s - 12.5% of 768 = 96

MPDUs provided in Town Square area: 12 TH’s and 28 multifamily du’s
Mpdu’s provided in Uphill District: 14 th’s and 42 multifamily du’s

RECREATION CALCULATIONS

tots  children teens adults srs Total
DEMAND TOTAL 102.1 1374 19.8 9307 98.6 1388.7
SUPPLY (amount proposed)
ON SITE
Tot Lot (1) 90 20 00 40 1.0
Multi-age Play Lot (2) 180 220 60 140 20
Picnic/Sitting (12) 120 120 18.0 60.0 24.0
Open Play Area II (1) 30 40 40 100 1.0
Bike System (1) 5.1 13.7 18.0 1396 99
Pedestrian System (1) 102 275 240 4188 444
Nature Trails(1) 51 137 18.0 18.0 1396
Nature Areas(1) 0.0 69 120 93.1 49
Swimming Pools(1) 51 275 240 2327 148
Wading Pool(1) 153 6.9 00 465 49
ON SITE TOTAL _ 1622.9
EXISTING OFF SITE TOTAL 4.7
PROPOSED OFF SITE TOTAL 759

Existing Off Site Supply Points for a Tot Lot, Open Play Area I, Soccer-Junior, Basebail-Junior yields
a total of 74.7 points at 35 value % of each. Proposed Off Site Supply Points for a Tot Lot, a
Multiage Play Area and 6 Picnic Sitting Areas yield 79.9 points at 85 % value of each.
SUPPLY TOTAL 1777.5
TOTAL PERCENTAGE FOR EACH VCATEGORY

100.5 1203 1246 131.6 1378

The recreation proposal for the Site Plan exceeds the required amount of the recreation for the
project.
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FINDINGS for Site Plan Review:

1. The site plan is consistent with the Project Plan approved for this site utilizing the RMX-2
optional method of development. See discussion above.
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3. The locations of the buildings and structures, the open spaces, the landscaping, recreation
facilities, and the pedestrian and vehicular circulation systems are adequate, safe and efficient.

a. Location of Buildings

The 768 homes (75 SFDs, 295 Townhouses and 398 multifamily units) are sited to create the look
of an older town, utilizing what we now call neotraditional town planning. The unit locations as
described earlier in this report, create a series of blocks which provide a suitable residential setting
for each unit type. This layout establishes order and clear orientation for each street and to each
address. Additionally, each unit type faces the street and connects to it with a walk for direct, safe
and efficient connections. All the parking areas also connect to the streets and units for safe and
efficient use. The unit orientation to the street also provides for an attractive view from adjoining
roadways and properties, hiding the rear yards from public view.

There is common open space for each building type, either within a neighborhood green or mews.
The buildings location at the block edge leave opportunities for a variety of open spaces for public
and private use. The provision of many sitting and play areas dispersed throughout the units and
public spaces create an abundance of opportunities for public gathering and recreation.

The edge of Historic District would be 1mproved with the creation more open space within the SFD
units proposed there

The MPDU locations conform to the approved guidelines by: providing 12.5% of the proposed units
as MPDU’s; providing two different types of units, similar to the proposed units in the project,
townhouses with only MPDU’s are permitted as shown; the Uphill District townhouses and
multifamily units are units are sited near recreation areas open space play areas. The outstanding items
for the MPDU locations are : the townhouses in the Town Square District must either be relocated
next to recreation areas or recreation shall be installed near them; the site plan and record plats must
identify all MPDU locations. With these improvements, the MPDU’s conform to the Site Plan

Guidelines approved by the Planning Board 6/1/95.

b. Open Spaces

There are 70.65 acres of open space provided within the whole Clarksburg Town Center. The open
spaces are used for environmental mitigation, for recreation, buffers and tree preservation. Within the
developed areas, the open spaces provide for sitting areas, walks and buffers between development.
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Discussion of Environmental Findings

Adequacy of Stream Buffers

Stream buffers per the Environmental Guidelines and Priority One forest conservation areas have
been protected, with the exception of unavoidable intrusions for grading of the Greenway road, road
crossings on Greenway Road and Main Street, stormwater management facilities, and sewer
installation. Greenway Road grading will be done only in unforested portions of the stream valley
and will be reforested. None of the impervious road surface will be within the buffer. The road
crossings will have to conform to the county guidelines for environmentally sensitive road crossings
which encourage reduction of the crossing footprint and maintenance of the stream channel.
Although the stormwater management facilities require some forest clearing and for the most part
cannot be reforested (although some landscaping is possible), they are vital to protection of the
stream from the impacts of development and cannot be located outside the buffer without significant
impact to the layout and density of the plan. To the extent possible, the sewer easements avoid the
most sensitive areas and will be reforested.

In all instances, intrusions into the stream buffers will be minimized and mitigation of impacts will
be required. Another danger to streams and stream buffers on this site is the large area and amount
of grading that will be done within the development area. As protection, extraordinary and redundant
sediment and erosion control measures are being required during construction. To ensure that these
measures are adequate, effective, and in good working order, staff is recommending that an
independent inspector funded by the applicant be retained by MCDPS to monitor the sediment control
devices and deal with potential problems. This approach is being successfully used for another site
plan currently under construction in a sensitive watershed, and is consistent with recommendations
made in the County’s Sediment Control Task Force Report (June 1997).

Adequacy of Stormwater Management

Stormwater management is provided by several on-site water quantity and quality facilities which
have been required as part of the review and approval of the SPA Water Quality Plan. Water quality
control will be provided by an extensive series of Best Management Practices (BMP’s) including;
sand filters, bioretention, and clean water recharge areas. These facilities are linked together with the
quantity control facilities which consist of a dry pond within the western stream valley and a wet pond
located within the development area on the east side of the property. Both ponds are in approximate
locations identified by the Clarksburg Environmental & Water Resources Study for shared

atAarmurntar manaoamant facil = m I
stormwater management facilities. Although facilities that are in-stream or have permanent pools

of water are not usually desirable in temperature sensitive watersheds, it was determined as part of
the review of the Preliminary Water Quality Plan that given the development intensity, more effective
stormwater controls would be provided by these facilities. The in-stream facility will use the dam
created by the Greenway Road crossing which eliminates additional disturbance. The remainder of
the valley will be left as it is except for reforestation. The wet pond will be designed with as many
features as possible to reduce the temperature of water entering the stream from the pond outfall.

-
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The stormwater management facilities are linked together so that they provide extraordinary and
redundant stormwater management controls.

SPA Guidelines

The Board has adopted guidelines for Park and Planning Department review of projects within SPA’s.
These guidelines focus on expanding wetland buffers, expanding and accelerating forest conservation
opportunities, and limiting site lmpemousness levels. They have been addressed by the site plan in
the following manner;

DITEFERQ _ CQiranm hiiffare ann dicaioon by Q nrav v
BUFFERS - Stream buffers have been discussed above, As PI cvnuualy uutﬁd, the Board

decided expanded wetland buffers would not apply in the town center. The majority of the

“wetlands, seeps and springs on the property are physically protected within the stream valleys.
Measures have been taken to minimize even temporary disturbance of the wetlands, and
where unavoidable disturbance will occur (road crossings and sewer installation), 2:1 wetland
mitigation will be provided. To reduce the more critical impacts on hydrology for the wetland
areas, the plan proposes several stormwater management BMP’s designed to encourage
infiltration and groundwater recharge.

FORESTATION - The plan will include reforestation of all unforested stream buffer areas
using at least whip size planting stock to minimize the time to canopy closure. A S-year
maintenance program will be required to better ensure survival of the forest plantings.

IMPERVIOUSNESS - Imperviousness within the town center far exceeds the ievel which is
desirable in the headwaters area of a sensitive watershed such as Little Seneca Creek.
However, given the nature of the land use and site design this cannot be avoided. Attempts
have been made by the applicant to minimize impervious surfaces by use of on-street parallel
parking and tighter curb radii, but in staff’s opinion further reduction is possible. We
recommend deletion of the on-street parking from the following locations: 1) the stream
valley side of the Greenway Road from Stringtown Road to the intersection with Street “O”;
2) both sides of Street “C” from Stringtown Road to Street “D”; 3) the stream valley side of
Street “C” from Street “D” to the bikepath crossing;, and 4) on Street “D” west of its
intersection with Street “C”. In addition, we strongly discourage widening of road surfaces
for on street bike lanes and paved shoulders.

Hope for reducing the impact of the excessive impervious surfaces on this watershed lies in
providing extraordinary stormwater management facilities and BMP’s for all runoff from
these surfaces. Due to the amount and configuration of density proposed for this site, space
for and capacity within these facilities is very limited. Given the proposed edge of the
developed area, this situation cannot be remedied without sacrificing more of the
environmentally sensitive stream buffer area. Reducing the amount of proposed
imperviousness, where possible, and avoiding addiiion of more imperviousness are the best
ways to ensure that the proposed facilities will be adequate and effective.
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The Final Water Quality Plan for the town center addresses the Performance Goals established during
pre-application review, outlines the strategies that will be employed to meet these goals, and includes
a detailed plan for water quality monitoring of the streams before, during and after construction. The
following is a brief summary of the performance goals and strategies:

GOAL: _

STRATEGY:

GOAL:

STRATEGY:

STRATEGY:
GOAL:

STRATEGY:

GOAL:

STRATEGY:

Protect the stream/aquatic habitat - restore habitat which promotes natural recovery
toward a Use IV stream habitat.

Address the three components of aquatic habitat. Chemical component - Water
quality BMP'S; Physical component - reforestation of stream buffer, stream valley
improvements, stringent erosion and sediment controls, stormwater management
controls, conversion of agricultural fields; Temperature - retention/replanting of
forest within stream valleys, BMPs including sand filters, bioretention, clean water

recharge and cool water infiltration and recharge.

Maintain natural on-site stream channels: through effective upldnd site planning,
stormwater controls, and sediment and erosion control, protect stream habitat features

vmilnarahla ta anticinated davalanmant imnacte
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Redundant sediment control, water quality BMPs, stormwater management quantity
controls, reforestation along stream channels, stream channel improvements,
protection of existing stream valley forest and wetlands.

Minimize stormflow runoff increases - Through stormwater management, decrease
duration and frequency of bankfull discharge to preconstruction levels.

Control first 1" of runoff from proposed impervious surfaces to mimic existing
conditions during a two year storm.

To identify and protect stream banks prone to erosion and slumping - Identify the
most erosion prone stream bank areas and stabilize them with a combination of
structural and bioengineered solutions to anticipate the altered flow regime resulting
from development.

Stream valley improvement

To minimize increases to ambient water temperature - minimize increases to 3.5
percent of existing baseflow conditions.

Water quality BMPs which infiltrate stormwater runoff and mix it with cooler
groundwater, shading of stream valley through retention/planting of forest.

To minimize sediment loading - minimize sediment loading and reduce stream
embeddedness by 80 percent.

Reforesting stream buffer, stream stabilization, stringent erosion and sediment
control, stormwater management controls, conversion of agricultural fields.
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GOAL:  Maintain stream baseflow - Limit the post-development reduction of base flow in
streams to O percent.
STRATEGY: Partial (80%) maintenance through infiltration BMPs.

GOAL:  Protect springs, seeps, and wetlands - Protect natural recharge areas of perennial
seeps and springs that provide cold water to streams where feasible.
STRATEGY: Minimize disturbance, infiltration BMPs, stream valley open spaces.

Environmental Planning Division staff concur with MCDPS that the proposed Final Water Quality
Plan meets the SPA requirements for the development and grading areas within the site and for a

portion of the perimeter arterial roads (see MCDPS memo). We recommend conditional approval

of the plan.

Arterial Road Open Section Roadway Waivers are required to approved closed section roadways
within a Special Protection Area.

Environmental Planning Division staff support use of closed section improvements to Stringtown
Road from MD Route 355 to the Greenway Road, and for Clarksburg Road from MD Route 355 to
the Greenway Road. Tt has been determined that additionai stormwater management controls can be
provided to compensate for the loss of open swales for these roads and water quality will be
protected. Stringtown Road from the Greenway Road to Midcounty Arterial should be a modified
open-section road. Midcounty Arterial will be reviewed as part of future site plans.

Noise Mitigati

Significant noise impacts affecting the outdoor area of Lot 1, Block K and Lots 1, 6, 7, 10 and 11,
Block J have been mitigated to the extent feasible by small, densely landscaped berms to provide at
least visual screening of the noise source. The same visual screening is provided for Lots 23 and 33,
Block K and Lot 51, Block L through use of fencing around the perimeter of the rear yards. Interior
noise levels within all of these units will be addressed by appropriate building design and construction.

¢. Landscaping and Lighting

The landscaping plan is richly developed to provide for a variety of functions: buffering and screening;
to provide shade for parking lots, streets, sitting and play areas to stabilize stream valleys; to create
entry features; to articulate the Town Square and preserve existing wooded areas. The bike path
along Greenway Road will be accentuated by groves of trees which allow for intermittent views of
the stream valley. The Forest Conservation Plan and the stream valley buffer planting will create a
forested streamn valley over time with water quality benefits. The Landscaping Plan also provides for
SWM facility plantings to assist in water retention and to provide for an attractive setting for
_________________ Ly o PP DU Y. Ry | o nemaalianod nen mestbad dm dlas aiee s 4 nemrd

utilitarian functions. The plant selections proposed by the applicant are suited to the environment and
their intended purpose.
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Staff recommends that further review be requiréd to; provide additional planting within the SWM
facilities; to determine the appropriate ground cover for the steep slopes; to assure that evergreen
plantings be added to Stringtown Road to assist with perceptual noise mitigation; and for the Town
Square, a planting that will add some presence to the space until a civic use is found to occupy the
space. For those areas where tighter tree spacing is proposed within the public right-of-way, the
HOA will be required to maintain those trees.

d. Recreation
Recreation demand is satisfied as shown in the recreation calculations table above.

The recreation proposal has located a variety of play areas throughout the project. In order to
provide play areas within convenient access to all the units within each block, the typical play area
has, in some cases, been dispersed to provide a single swing or sandbox and bench tucked within an
open space, rather than require a large totlot structure for every location. Play equipment and path
connections have been added to the existing Kings Park to accommodate the increased usage by this
development.
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added next to them.

e. Vehicular and Pedestrian Circulation

The vehicular and pedestrian circulation systems are merged for the neighborhood and Town Square
areas. Both the streets and the sidewalks that adjoin them on both sides create a modified grid system
for circulation - modified to meet existing conditions and topography.

The internal streets are designed (with some waivers) to allow pedestrian friendly features ie, reduced
curb radii, raised crosswalks and intersections, parallel parking which create a safe, clearly defined
environment for both vehicles and pedestrians. The multiple intersections and block pattern create
efficient and safe access to each unit or parking lot and assists movement throughout the
neighborhood.

Internally, Greenway Road provides a recreational trail that is off road to separate the bicyclist from
the motorists. The connections across Main Street are defined by crosswalks and a raised intersection
to provide safe pedestrian and bicyclist crossings. Beyond the site to the north, the Greenway bike
trail will cross Clarksburg Road and connect to the park to the north. South of the site it will connect
efficiently and safely to bike trails planned with roadway improvements. Main Street will be a
designated route for a Class Il or on road bike path. Staff recommends that the applicant post it with
a sign to highlight the presence of bicyclists.

Other internal street features are for private streets to allow on street parking aligned to units, staff
supports this waiver of standards. Until the Main Street connection is made there needs to be a turn
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around at its terminus.

The external arterial streets and their access points are in accordance with the approved Preliminary
Plan. The arterial streets include Class I bike paths, per the Master Plan, They are placed along the
side of the property to efficiently provide the population of Clarksburg Town Center a continuous
loop around the entire project and to make a link to the transit station and regional bike paths beyond.

The pedestrian system for the project is continuous, efficient and safe. Sidewalks are in place on every
street, providing complete pedestrian access through the developed areas. Each block has a path
through it for efficient movement through the entire area. The path system within the open spaces
connects to the sidewalks for a continuous and efficient movement. Staff recommends that one
sidewalk be deleted due to lack of use and the need to reduce paving in the SPA - the sidewalk along
the north side of the Mid-County Arterial.

4. Each structure and use is compatible with other uses and other site plans and with existing
and proposed adjacent development.

The Clarksburg Town Center will be ultimately be perceived as an extension of the land use patterns
established within the existing town of Clarksburg. The proposed siting of SFD units next to the
boundary of the homes within the Historic District will establish a continuity of unit type, mass and
layout from existing to new development. The removal of one proposed SFD home along the will
improve the compatibility between the projects. The topography that siopes away from Stringtown
Road and Mid County Arterial and the heavily planted buffer allow for the development to be sited
with the least intrusion to the rural land to the east of the property.

The preservation of and the provision of a wooded buffer between the Historic District, the church,
Clarksburg Road and the proposed site plan will allow for development to occur with a retention of
the existing character of the area and minimized environmental disturbance.

The activity associated with the proposed residential and recreational uses will not cause any negative
effect on the existing town.

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation.,

The site plan meets all applicable requirements of Chapter 22A regarding forest conservation. Forest

Conservation requirements for this phase of the development have been met by the preservation of
apnrmnmatelv 16 acres of existing forest, with additional planting of approximately 8 acres

oximately 16 acres of existing forest, with additional plantin g of oxir 8 acres.
Most of the forest retention and planting areas are within stream valleys that will be dedicated as park
land. A Category I Conservation easement will be placed over the forest conservation and buffer
areas outside of park dedication as shown on the Forest Conservation Plan. See approval memo of
January 15, 1998 in the Appendix.
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CONCLUSION
The review team for the Clarksburg Town Center # 8-98001 includes the following;

Charlie Loehr, Chief, Development Review

Wynn E. Witthans, Development Review

Ron Welke, Transportation Planning

Cathy Conlon, Environmental Planning

Gwen Wright, Historic Preservation

Karen Kumm, Lyn Coleman, Community Based Planning

Tanya Schmieler, Park Planning

Joe Davis, Development Review

also: Larry Ponsford, Micheal Ma, Brooke Farquhar, Beverly Breen, Ki Kim, John Carter

Sara Navid, MCDPS
Greg Leck, MCDPW&T
Richard Gee, MCDPS
Rick Brush, MCDPS
Greg Cook, MDSHA
Janice Turpin, MCPS
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APPENDIX
a. Standard conditions dated January 16, 1998.

b. Correspondence referenced in report

NOTE: A transcript of the Project Plan and copy of the minutes of the Preliminary Plan hearing
been placed in the Planning Board office for the Board's review.

g:\spstaff\8-98001
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APPENDIX A:

STANDARD CONDITIONS OF APPROVAL DATED 1/16/98:

1. Submit a Site Plan Enforcement Agreement, Development Program, and Homeowners
Association Documents for review and approval prior to approval of the
signature set as follows and as stated above in other conditions:

a. Development Program to include a phasing schedule as follows:

[

o po o

02

1

1)
2)
3)
)
5)

6)
7

8)
9

Signature set of site, landscap
plans to include, in addition to other

Street tree planting must progress as street construction is completed, but no later
than six months after completion of the units adjacent to those streets.
Community-wide pedestrian pathways and recreation facilities must be

completed prior to seventy percent occupancy of each phase of the development.
Landscaping associated with each parking lot and building shall be completed as
construction of each facility is completed.

Pedestrian pathways and seating areas associated with each facility shall be completed
as construction of each faci]ity is completed

:
e
g
w

......................
erosxon,

Coordination of each section of the development and roads;

Phasing of dedications, stormwater management, sediment/erosion control,
recreation, forestation, community paths, trip mitigation or other features.

Phasing of site clearing and grading to minimze soil erosion;,

Phasing of stormwater management and forest construction.

servation and sedi

1 . O
r staff review prior to approval by MCDPS:

Py Figey Py

flighting, forest co
r requirements, fo

Undisturbed stream buffers at least 120 to 150 feet feet wide as shown on the site plan;
Limit of disturbance;
Methods and location of tree protectlon
Forest Conservation areas;
Relocation of stormwater facility outfalls from pond away from forest preservation
or other environmentally sensitive areas;
Conditions of MCDPS Water Quality/Stormwater Management Concept approval letter dated
January 15, 1998;
Note stating the M-NCPPC staff must inspect tree-save areas and protection devices
prior to clearing and grading;
The development program inspection schedule.
Category I conservation easement and park dedication boundary
Street trees along all public and private streets inclusive of the arterial streets surrounding the
project;
Centralized, screened trash areas for all multi-family and one-family attached units
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except townhouses
m. Details for and location of noise fencing to attenuate current noise levels to no more
than 45 dBA Ldn for the outdoor back yard area of homes at Stringtown Road and
Midcounty Arterial.
n. certification from a professional acoustical engineer that the building shell will
attenuate current noise levels to an interior level not to exceed 45 dBA Ldn.

lnratinn n
location of outfalls away from tree preservation areas;

environmental setting protecting the historic resource or site.

o

=

3. Forest Conservation Plan shall satisfy all conditions of approval prior to recording of plat and
MCDERP issuance of sediment and erosion control permit.

4. No clearing or grading prior to Planning Department approval of signature set of plans.



APPENDIX: Previous Planning Board Environmental Decisions

The proposed site plan includes 768 of the approximately 1300 units anticipated for the town center
site w1th assocxated infrastructure. It also mcludes gradmg for the future commercial/off ice/retail
portion of the site. The plan results in complete development or grading of the west side of the site

and development of approximately one third of the east side.
As part of project and preliminary plan review, the Board made the following decisions:

-1 _gmdmﬂmm_ﬂmgmnﬁmmm:gmd'mgofmcwmmo clearing of forest,
no unperﬁOusness in the buffer, com p cie w101“es‘|.4t10ﬁ) and two associated stormwater management
facilities (minimize dlsturbance and re-vegetate) due to the effect the alternative would have on site

design and density.

2. Established that Clarksburg Town Center must comply with Special Protection Area (SPA) Water
Quality Review requirements except that the revised SPA wetland buffers (Guidelines for
Environmental Management of Development in Montgomery County, February 1997 edition) would
not apply.

3. Agreed that stream buffers must be forested wherever possible to meet county Forest
Conservation Law requirements and Clarksburg Master Plan objectives; meadow/wildflower areas
or other amenity landscaping must be placed outside of buffers.

4. Agreed that forest planting in the Little Seneca Creek is a priority and instructed the applicant to
make a good faith effort to find off-site planting areas within the watershed, if necessary, before
planting in the portion of the site draining to Little Bennett Creek.

5. Approved the use of closed section roadways for neighborhood streets (pending official
MCDPWT waiver) based upon EPD and MCDPS agreement that the higher road runoff can be
compensated for by proposed increased storage of stormwater runoff in the water quality facilities
(control of 1" of runoff over the impervious surfaces instead of the more typical 1/2").
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Date of mailing: March 26, 1996

MONTGOMERY COUNTY PLANNING BOARD
REVISED OPINION

Preliminary Plan No.: #1-95042
Name of Plan: Clarksburg Town Center

Action: Approval, subject to conditions. (Motion by Commissioner
Aron; seconded by Commissioner Holmes; with a vote of 5 to 0,

Commissioners Aron, Holmes, Hussmann, Baptiste and Richardson
voting in favor of the motion).

NTRODUCTION

On September 28, 1995, the Montgomery County Planning Board
("Board") held a public hearing to consider Preliminary Plan 1-
95042, an application for subdivision approval in the RMX-2 zone.
The proposed uses include residential, retail and commercial
development. The Applicants, Piedmont & Clarksbhurg Associates,

proposed to create 834 lots on 267.50 acres of land.

At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary
Plan 1-95042 to be in accordance with the purposes and
requirements of the Subdivision Regulations (Chapter 50,
Montgomery County Code, as amended) and approves Preliminary Plan
1-%5042, subject to the conditions listed at the end of this

opinion.
BACKGRQUND

The property is located northeast of Maryland Route 355
between Clarksburg Road and Stringtown Road (A-260 on the Master
Plan). Piedmont Road crosses through the northern portion of the
property. The Applicant proposes construction of 1,300 dwelling
units, including townhomes, multi-family and single-family
re51dences The proposal also includes 150,000 square feet of

retail space and 100,000 square feet of OIIiCE/OEVELOpmenC spa

The underlying development authority, Project Plan No. 92-

94004, was approved by the Planning Board on May 11, 1995, after
{held on Anril & and 20, 1995).

two prior Planning Board meetings (held on April

The record for Preliminary Plan 1-95042 specifically includes the
records from those prior hearings.



FINDINGS for Site Plan Review:

1. Thesiten Iap is congistent with the Pr nip ct Plan anprg'\!c_d for this site utilizine the R

i -nu-u-w..- --.v a2 s ww A simss 12

optional metho dof ve]opment. See dlSCUSSlO above.

2. The site plan meets all of the requirements of the zone in which it is located. See Project Data .
Table above.

3. The locations of the buildings and structures, the open spaces, the landscaping, recreation
facilities, and the pedestrian and vehicular circulation systems are adequate, safe and efficient.

a. Location of Buildings

The 768 homes (75 SFDs, 295 Townhouses and 398 multifamily units) are sited to create the look
of an older town, utilizing what we now call neotraditional town planning. The unit locations as
described earlier in this report, create a series of blocks which provide a suitable residential setting
for each unit type. This layout establishes order and clear orientation for each street and to each
address. Additionally, each unit type faces the street and connects to it with a walk for direct, safe
and efficient connections. All the parking areas also connect to the streets and units for safe and
efficient use. The unit orientation to the street also provides for an attractive view from adjoining
roadways and properties, hiding the rear yards from public view. :

There is common open space for each building type, either within a neighborhood green or mews.
The buildings location at the block edge leave opportunities for a variety of open spaces for public
and private use. The provision of many sitting and play areas dispersed throughout the units and
public spaces create an abundance of opportunities for public gathering and recreation.

. The edge of Historic District would be improved with the creation more open space within the SFD
units proposed there.

The MPDU locations conform to the approved guidelines by: providing 12.5% of the proposed units
as MPDU'’s; providing two different types of units, similar to the proposed units in the project;
townhouses with only MPDU’s are permitted as shown; the Uphill District townhouses and
multifamily units are units are sited near recreation areas open space play areas. The outstanding items
for the MPDU locations are : the townhouses in the Town Square District must either be relocated
next to recreation areas or recreation shall be installed near them; the site plan and record plats must
identify all MPDU locations. With these improvements, the MPDU’s conform to the Site Plan
Guidelines approved by the Planning Board 6/1/95.

b. Open Spaces
There are 70.65 acres of open space provided within the whole Clarksburg Town Center. The open
spaces are used for environmental mitigation, for recreation, buffers and tree preservation. Within the

developed areas, the open spaces provide for sitting areas, walks and buffers between development.
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Discussion of Environmental Findings

Adequacy of Stream Buffers

Stream buffers per the Environmental Guidelines and Priority One forest conservation areas have
been protected with the exception of unavoidable intrusions for grading of the Greenway road, road
crossings on Greenway Road and Main Street, stormwater management facilities, and sewer
installation. Greenway Road grading will be done only in unforested portions of the stream valley
and will be reforested. None of the impervious road surface will be within the buffer. The road
crossings will have to conform to the county guidelines for environmentally sensitive road crossings
which encourage reduction of the crossing footprint and maintenance of the stream channel.
Although the stormwater management facilities require some forest clearing and for the most part
cannot be reforested (although some landscaping is possible), they are vital to protection of the
stream from the impacts of development and cannot be located outside the buffer without significant
impact to the layout and density of the plan. To the extent possible, the sewer easements avoid the
most sensitive areas and will be reforested.

In all instances, intrusions into the stream buffers will be minimized and mitigation of impacts will
be required. Another danger to streams and stream buffers on this site is the large area and amount
of grading that will be done within the development area. As protection, extraordinary and redundant
sediment and erosion control measures are being required during construction. To ensure that these
measures are adequate, effective, and in good working order, staff is recommending that an
independent inspector funded by the applicant be retained by MCDPS to monitor the sediment control
devices and deal with potential problems. This approach is being successfuily used for another site
plan currently under construction in a sensitive watershed, and is consistent with recommendations
made in the County’s Sediment Control Task Force Report (June 1997).

Adeguacy of Stormwater Management

Stormwater management is provided by several on-site water quantity and quality facilities which
have been required as part of the review and approval of the SPA Water Quality Plan. Water quality
contro! will be provided by an extensive series of Best Management Practices (BMP’s) including;
sand filters, bioretention, and clean water recharge areas. These facilities are linked together with the
quantity control facilities which consist of a dry pond within the western stream valley and a wet pond
located within the development area on the east side of the property. Both ponds are in approximate
locations identified by the Clarksburg Environmental & Water Resources Study for shared
stormwater management facilities, Although facilities that are in-stream or have permanent pools

afwatar ara nn
of water are not usually desirable in temperature sensitive watersheds, it was determined as part of

the review of the Preliminary Water Quality Plan that given the development intensity, more effective
stormwater controls would be provided by these facilities. The in-stream facility will use the dam
created by the Greenway Road crossing which eliminates additional disturbance. The remainder of
the valley will be left as it is except for reforestation. The wet pond will be designed with as many
features as possible to reduce the temperature of water entering the stream from the pond outfall.
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The stormwater management facilities are linked together so that they provide extraordinary and
redundant stormwater management controls.

The Board has adopted guidelines for Park and Planning Department review of projects within SPA’s.
These guidelines focus on expanding wetland buffers, expanding and accelerating forest conservation

opportunities, and limiting site imperviousness levels. They have been addressed by the site plan in
the following manner:

BUFFERS - Stream buffers have been discussed above. As previously noted, the Board
decided expanded wetland buffers would not apply in the town center. The majority of the
wetlands, seeps and springs on the property are physically protected within the stream valleys.
Measures have been taken to minimize even temporary disturbance of the wetlands, and
where unavoidable disturbance will occur (road crossings and sewer installation), 2:1 wetland
mitigation will be provided. To reduce the more critical impacts on hydrology for the wetland
areas, the plan proposes several stormwater management BMP’s designed to encourage
infiltration and groundwater recharge.

FORESTATION - The plan will include reforestation of all unforested stream buffer areas
using at least whip size planting stock to minimize the time to canopy closure. A 5-year
maintenance program will be required to better ensure survival of the forest plantings.

IMPERVIQUSNESS - Imperviousness within the town center far exceeds the level which is
desirable in the headwaters area of a sensitive watershed such as Little Seneca Creek.
However, given the nature of the land use and site design this cannot be avoided. Attempts
have been made by the applicant to minimize impervious surfaces by use of on-street parallel
parking and tighter curb radii, but in staff’s opinion further reduction is possible. We
recommend deletion of the on-street parking from the following locations: 1) the stream
valley side of the Greenway Road from Stringtown Road to the intersection with Street “O”;
2) both sides of Street “C” from Stringtown Road to Street “D”; 3) the stream valley side of
Street “C” from Street “D” to the bikepath crossing; and 4) on Street “D” west of its
intersection with Street “C”. In addition, we strongly discourage widening of road surfaces
for on street bike lanes and paved shoulders.

Hope for reducing the impact of the excessive impervious surfaces on this watershed lies in
providing extraordinary stormwater management facilities and BMP’s for all runoff from
these surfaces. Due to the amount and configuration of density proposed for this site, space
for and capacity within these facilities is very limited. Given the proposed edge of the
developed area, this situation cannot be remedied without sacrificing more of the
environmentally sensitive stream buffer area. Reducing the amount of proposed
imperviousness, where possible, and avoiding addition of more imperviousness are the best

ways to ensure that the proposed facilities will be adequate and effective.



Final Water Quality Plan

The Final Water Quality Plan for the town center addresses the Performance Goals established during
pre-application review, outlines the strategies that will be employed to meet these goals, and includes
a detailed plan for water quality monitoring of the streams before, during and after construction. The
following is a brief summary of the performance goals and strategies:

GOAL: Protect the stream/aquatic habitat - restore habitat which promotes natural recovery
toward a Use IV stream habitat.

STRATEGY: Address the three components of aquatic habitat. Chemical component - Water
quality BMP'S; Physical component - reforestation of stream buffer, stream valley
improvements, stringent erosion and sediment controls, stormwater management
controls, conversion of agricultural fields; Temperature - retention/replanting of
forest within stream valleys, BMPs including sand filters, bioretention, clean water
recharge and cool water infiltration and recharge.

GOAL: Maintain natural on-site stream channels: through effective upland site planning,
stormwater controls, and sediment and erosion control, protect stream habitat features
vulnerable to anticipated development impacts.

STRATEGY: Redundant sediment control, water quality BMPs, stormwater management quantity
controls, reforestation along stream channels, stream channel improvements,
protection of existing stream valley forest and wetlands.

GOAL: Minimize stormflow runoff increases - Through stormwater management, decrease
duration and frequency of bankfull discharge to preconstruction levels.

STRATEGY: Control first 1" of runoff from proposed impervious surfaces to mimic existing
conditions during a two year storm. -

GOAL: To identify and protect stream banks prone to erosion and slumping - Identify the
most erosion prone stream bank areas and stabilize them with a combination of
structural and bioengineered solutions to anticipate the altered flow regime resulting
from development.

STRATEGY: Stream valley improvement

GOAL: To minimize increases to ambient water temperature - minimize increases to 3.5
percent of existing baseflow conditions.

STRATEGY: Water quality BMPs which infiltrate stormwater runoff and mix it with cooler
groundwater, shading of stream valley through retention/planting of forest.

GOAL: To minimize sediment loading - minimize sediment loading and reduce stream
embeddedness by 80 percent.

STRATEGY: Reforesting stream buffer, stream stabilization, stringent erosion and sediment
control, stormwater management controls, conversion of agricultural fields.

38



GOAL: Maintain stream baseflow - Limit the post-development reduction of base flow in
streams to O percent.
STRATEGY: Partial (80%) maintenance through infiltration BMPs.

GOAL: Protect springs, seeps, and wetlands - Protect natural recharge areas of perennial
seeps and springs that provide cold water to streams where feasible.
STRATEGY: Minimize disturbance, infiltration BMPs, stream valley open spaces.

Environmental Planning Division staff concur with MCDPS that the proposed Final Water Quality
Plan meets the SPA requirements for the development and grading areas within the site and for a
portion of the perimeter arterial roads (see MCDPS memo). We recommend conditional approval
of the plan.

Arterial Road Open Section Roadway Waivers are reqmred to approved closed section roadways
within a Special Protection Area.

Environmental Planning Division staff support use of closed section improvements to Stringtown
Road from MD Route 355 to the Greenway Road, and for Clarksburg Road from MD Route 355 to
the Greenway Road. It has been determined that additional stormwater management controls can be
provided to compensate for the loss of open swales for these roads and water quality will be
protected. Stringtown Road from the Greenway Road to Midcounty Arterial should be a modified
open-section road. Midcounty Arterial will be reviewed as part of future site plans.

Noise Mitigati

Significant noise impacts affecting the outdoor area of Lot 1, Block K and Lots 1, 6, 7, 10 and 11,
Block J have been mitigated to the extent feasible by small, densely landscaped berms to provide at
least visual screening of the noise source. The same visual screening is provided for Lots 23 and 33,

Block K and Lot 51, Block L through use of fencing around the perimeter of the rear yards. Interior
noise levels within all of these units will be addressed by annmnnate building design and construction,
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¢. Landscaping and Lighting

The landscaping plan is richly developed to provide for a variety of functions: buffering and screening;
to provide shade for parking lots, streets, sitting and play areas to stabilize stream valleys; to create
entry features; to articulate the Town Square and preserve existing wooded areas. The bike path
along Greenway Road wiil be acceniuated by groves of trees which allow for intermittent views of
the stream valley. The Forest Conservation Plan and the stream valley buffer planting will create a
forested stream valley over time with water quality benefits. The Landscaping Plan also provides for
SWM facility plantings to assist in water retention and to provide for an attractive setting for
utilitarian functions. The plant selections proposed by the applicant are suited to the environment and
their intended purpose.
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Staff recommends that further review be required to: provide additional pianting within the SWM
facilities; to determine the appropriate ground cover for the steep slopes; to assure that evergreen
plantings be added to Stringtown Road to assist with perceptual noise mitigation; and for the Town
Square, a planting that will add some presence to the space until a civic use is found to occupy the
space. For those areas where tighter tree spacing is proposed within the public right-of-way, the
HOA will be required to maintain those trees.

d. Recreation
Recreation demand is satisfied as shown in the recreation calculations table above.

The recreation proposal has located a variety of play areas throughout the project. In order to
provide play areas within convenient access to all the units within each block, the typical play area
has, in some cases, been dispersed to provide a single swing or sandbox and bench tucked within an
open space, rather than require a large totlot structure for every location. Play equipment and path
connections have been added to the existing Kings Park to accommodate the increased usage by this
development.

The MPDU townhouses within the Town Square neighborhood need to have additional recreation
added next to them.

e. Vehicular and Pedestrian Circulation

The vehicular and pedestrian circulation systems are merged for the neighborhood and Town Square
areas. Both the streets and the sidewalks that adjoin them on both sides create a modified grid system
for circulation - modified to meet existing conditions and topography.

The internal streets are designed (with some waivers) to allow pedestrian friendly features ie, reduced
curb radii, raised crosswalks and intersections, parallel parking which create a safe, clearly defined
environment for both vehicles and pedestrians. The multiple intersections and block pattern create

efficient and safe access to each unit or parking lot and assists movement throughout the
neighborhood.

Internally, Greenway Road provides a recreational trail that is off road to separate the bicyclist from
the motorists. The connections across Main Street are defined by crosswalks and a raised intersection
to provide safe pedestrian and bicyclist crossings. Beyond the site to the north, the Greenway bike
trail will cross Clarksburg Road and connect to the park to the north. South of the site it will connect

~iont cafak hilke traile nla "
efficiently and safely to bike trails planned with roadway improvements. Main Street will be a

designated route for a Class II or on road bike path. Staff recommends that the applicant post it with
a sign to highlight the presence of bicyclists.

Other internal street features are for private streets to allow on street parking aligned to units, staff
supports this waiver of standards. Until the Main Street connection is made there needs to be a turn
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FINDINGS for Site Plan Review:

oL all

1. The site pian is consistent with the Project Pian approved for this siie utilizing the RMX-2
optional method of development. See discussion above.

2. The site plan meets all of the requirements of the zone in which it is located. See Project Data
Table above. '

3. The locations of the buildings and structures, the open spaces, the landscaping, recreation
facilities, and the pedestrian and vehicular circulation systems are adequate, safe and efficient.

a. Location of Buildings

The 768 homes (75 SFDs, 295 Townhouses and 398 multifamily units) are sited to create the look
of an older town, utilizing what we now call neotraditional town planning. The unit locations as
described earlier in this report, create a series of blocks which provide a suitable residential setting
for each unit type. This layout establishes order and clear orientation for each street and to each
address. Additionally, each unit type faces the street and connects to it with a walk for direct, safe
and efficient connections. All the parking areas also connect to the streets and units for safe and
efficient use. The unit orientation to the street also provides for an attractive view from adjoining
roadways and properties, hiding the rear yards from public view.

There is common open space for each building type, either within a neighborhood green or mews.
The buildings location at the block edge leave opportunities for a variety of open spaces for public
and private use. The provision of many sitting and play areas dispersed throughout the units and
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public spaces create an abundance of opportunities for public gathering and recreation.

_ The edge of Historic District would be improved with the creation more open space within the SFD
units proposed there.

The MPDU locations conform to the approved guidelines by: providing 12.5% of the proposed units
as MPDU’s; providing two different types of units, similar to the proposed units in the project,
townhouses with only MPDU’s are permitted as shown; the Uphill District townhouses and
multifamily units are units are sited near recreation areas open space play areas. The outstanding items
for the MPDU locations are : the townhouses in the Town Square District must either be relocated
next to recreation areas or recreation shall be installed near them; the site plan and record plats must
identify all MPDU locations. With these improvements, the MPDU’s conform to the Site Plan
Guidelines approved by the Planning Board 6/1/95.

b. Open Spaces

There are 70.65 acres of open space provided within the whole Clarksburg Town Center. The open
spaces are used for environmental mitigation, for recreation, buffers and tree preservation. Within the
developed areas, the open spaces provide for sitting areas, walks and buffers between development.
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Discussion of Environmental Findings

Adeguacy of Stream Buffers

Stream buffers per the Environmental Guidelines and Priority One forest conservation areas have
been protected, with the exception of unavoidable intrusions for grading of the Greenway road, road
crossings on Greenway Road and Main Street, stormwater management facilities, and sewer
installation. Greenway Road grading will be done only in unforested portions of the stream valley
and will be reforested. None of the impervious road surface will be within the buffer. The road
crossings will have to conform to the county guidelines for environmentally sensitive road crossings
which encourage reduction of the crossing footprint and maintenance of the stream channel.
Although the stormwater management facilities require some forest clearing and for the most part
cannot be reforested (although some landscaping is possible), they are vital to protection of the
stream from the impacts of development and cannot be located outside the buffer without significant
impact to the layout and density of the plan. To the extent possible, the sewer easements avoid the
most sensitive areas and will be reforested. :

In all instances, intrusions into the stream buffers will be minimized and mitigation of impacts will
be required. Another danger to streams and stream buffers on this site is the large area and amount
of grading that will be done within the development area. As protection, extraordinary and redundant
sediment and erosion control measures are being required during construction. To ensure that these
measures are adequate, effective, and in good working order, staff is recommending that an
independent inspector funded by the applicant be retained by MCDPS to monitor the sediment control
devices and deal with potential problems. This approach is being successfully used for another site
plan currently under construction in a sensitive watershed, and is consistent with recommendations
made in the County’s Sediment Control Task Force Report (June 1997).

Adeguacy of Stormwater Management

Stormwater management is provided by several on-site water quantity and quality facilities which
have been required as part of the review and approval of the SPA Water Quality Plan. Water quality
control will be provided by an extensive series of Best Management Practices (BMP’s) including;
sand filters, bioretention, and clean water recharge areas. These facilities are linked together with the
quantity control facilities which consist of a dry pond within the western stream valley and a wet pond
located within the development area on the east side of the property. Both ponds are in approximate
locations identified by the Clarksburg Environmental & Water Resources Study for shared
stormwater management facilities. Although facilities that are in-stream or have permanent pools
of water are not usually desirable in temperature sensitive watersheds, it was determined as part of
the review of the Preliminary Water Quality Plan that given the development intensity, more effective
stormwater controls would be provided by these facilities. The in-stream facility will use the dam
created by the Greenway Road crossing which eliminates additional disturbance. The remainder of
the valley will be left as it is except for reforestation. The wet pond will be designed with as many
features as possible to reduce the temperature of water entering the stream from the pond outfali.
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The stormwater management facilities are linked together so that they provide extraordinary and
redundant stormwater management controls.

The Board has adopted guidelines for Park and Planning Department review of projects within SPA’s.
These guidelines focus on expanding wetland buffers, expanding and accelerating forest conservation
opportunities, and limiting site imperviousness levels. They have been addressed by the site plan in
the following manner:

BUFFERS - Stream buffers have been discussed above. As previously noted, the Board
decided expanded wetland buffers would not apply in the town center. The majority of the
wetlands, seeps and springs on the property are physically protected within the stream valleys.
Measures have been taken to minimize even temporary disturbance of the wetlands, and
where unavoidable disturbance will occur (road crossings and sewer installation), 2:1 wetland
mitigation will be provided. To reduce the more critical impacts on hydrology for the wetland
areas, the plan proposes several stormwater management BMP’s designed to encourage
infiltration and groundwater recharge.

FORESTATION - The plan will include reforestation of all unforested stream buffer areas
using at least whip size planting stock to minimize the time to canopy closure. A 5-year
maintenance program will be required to better ensure survival of the forest plantings.

IMPER VIOUSNESS - Imperviousness within the town center far exceeds the level which is
desirable in the headwaters area of a sensitive watershed such as Little Seneca Creek.
However, given the nature of the land use and site design this cannot be avoided. Attempts
have been made by the applicant to minimize impervious surfaces by use of on-street parallel
parking and tighter curb radii, but in staff’s opinion further reduction is possible. We
recommend deletion of the on-street parking from the following locations: 1) the stream
valley side of the Greenway Road fiom Stringtown Road to the intersection with Street “07,
2) both sides of Street “C” from Stringtown Road to Street “D”; 3) the stream valley side of
Street “C” from Street “D” to the bikepath crossing; and 4) on Street “D” west of its
intersection with Street “C”. In addition, we strongly discourage widening of road surfaces
for on street bike lanes and paved shoulders.

Hope for reducing the impact of the excessive impervious surfaces on this watershed lies in
providing extraordinary stormwater management facilities and BMP’s for all runoff from
these surfaces. Due to the amount and configuration of density proposed for this site, space
for and capacity within these facilities is very limited. Given the proposed edge of the
developed area, this situation cannot be remedied without sacrificing more of the
environmentally sensitive stream buffer area. Reducing the amount of proposed
imperviousness, where possible, and avoiding addition of more imperviousness are the best
ways to ensure that the proposed facilities will be adequate and effective.

1
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The Final Water Quality Plan for the town center addresses the Performance Goals established during
pre-application review, outlines the strategies that will be employed to meet these goals, and includes
a detailed plan for water quality monitoring of the streams before, during and after construction. The
following is a brief summary of the performance goals and strategies:

GOAL: Protect the stream/aquatic habitat - restore habitat which promotes natural recovery
toward a Use IV stream habitat.

STRATEGY: Address the three components of aquatic habitat. Chemical component - Water
quality BMP’S; Physical component - reforestation of stream buffer, stream valley
improvements, stringent erosion and sediment controls, stormwater management
controls, conversion of agricultural fields; Temperature - retention/replanting of
forest within stream valleys, BMPs including sand filters, bioretention, clean water
recharge and cool water infiltration and recharge.

GOAL: Maintain natural on-site stream channels: through effective upland site planning,
stormwater controls, and sediment and erosion control, protect stream habitat features
vulnerable to anticipated development impacts. '

STRATEGY: Redundant sediment control, water quality BMPs, stormwater management quantily
controls, reforestation along stream channels, siream channel improvements,
protection of existing stream valley forest and wetlands.

GOAL: Minimize stormflow runoff increases - Through stormwater management, decrease
duration and frequency of bankfull discharge to preconstruction levels.

STRATEGY: Control first 1" of runoff from proposed impervious surfaces to mimic existing
conditions during a two year storm. :

GOAL: To identify and protect stream banks prone to erosion and slumping - Identify the
most erosion prone stream bank areas and stabilize them with a combination of
structural and bioengineered solutions to anticipate the altered flow regime resulting
from development.

STRATEGY: Stream valley improvement

GOAL: To minimize increases to ambient water temperature - minimize increases to 3.5
percent of existing baseflow conditions.

STRATEGY: Water quality BMPs which infiltrate stormwater runoff and mix it with cooler
groundwater, shading of stream valley through retention/planting of forest.

GOAL: To minimize sediment loading - minimize sediment loading and reduce stream
embeddedness by 80 percent.

STRATEGY: Reforesting stream buffer, stream stabilization, stringent erosion and sediment
control, stormwater management controls, conversion of agricultural fields.
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GOAL: Maintain stream baseflow - Limit the post-development reduction of base flow in
streams to 0 percent.
STRATEGY: Partial (80%) maintenance through infiltration BMPs.

GOAL: Protect springs, seeps, and wetlands - Protect natural recharge areas of perennial
seeps and springs that provide cold water to streams where feasible.
STRATEGY: Minimize disturbance, infiltration BMPs, stream valley open spaces.

Environmental Planning Division staff concur with MCDPS that the proposed Final Water Quality
Plan meets the SPA requirements for the development and grading areas within the site and for a
portion of the perimeter arterial roads (see MCDPS memo). We recommend conditional approval
of the plan.

Arterial Road Open Section Roadway Waivers are required to approved closed section roadways
within a Special Protection Area.

Environmental Planning Division staff support use of closed section improvements to Stringtown
Road from MD Route 355 to the Greenway Road, and for Clarksburg Road from MD Route 355 to
the Greenway Road. It has been determined that additional stormwater management controls can be
provided to compensate for the loss of open swales for these roads and water quality will be
protected. Stringtown Road from the Greenway Road to Midcounty Arterial should be a modified
open-section road. Midcounty Arterial will be reviewed as part of future site plans.

Significant noise impacts affecting the outdoor area of Lot 1, Block Kand Lots 1, 6, 7, 10 and 11,
Block J have been mitigated to the extent feasible by small, densely landscaped berms to provide at
least visual screening of the noise source. The same visual screening is provided for Lots 23 and 33,
Block K and Lot 51, Block L through use of fencing around the perimeter of the rear yards. Interior
noise levels within all of these units will be addressed by appropriate building design and construction.

¢. Landscaping and Lighting

The landscaping plan is richly developed to provide for a variety of functions: buffering and screening;
to provide shade for parking lots, streets, sitting and play areas to stabilize stream valleys; to create
entry features; to articulate the Town Square and preserve existing wooded areas. The bike path
along Greenway Road will be acceniuated by groves of trees which allow for intermittent views of
the stream valley. - The Forest Conservation Plan and the stream valley buffer planting will create a
forested stream valley over time with water quality benefits. The Landscaping Plan also provides for
SWM facility plantings to assist in water retention and to provide for an attractive setting for
utilitarian functions. The plant selections proposed by the applicant are suited to the environment and

their intended purpose.
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Staff recommends that further review be requiréd to: provide additional planting within the SWM
facilities; to determine the appropriate ground cover for the steep slopes; to assure that evergreen
plantings be added to Stringtown Road to assist with perceptual noise mitigation; and for the Town
Square, a planting that will add some presence to the space until a civic use is found to occupy the
space. For those areas where tighter tree spacing is proposed within the public right-of-way, the
HOA will be required to maintain those trees.

d. Recreation
Recreation demand is satisfied as shown in the recreation calculations table above.

The recreation proposal has located a variety of play areas throughout the project. In order to
provide play areas within convenient access to all the units within each block, the typical play area
has, in some cases, been dispersed to provide a single swing or sandbox and bench tucked within an
open space, rather than require a large totlot structure for every location. Play equipment and path
connections have been added to the existing Kings Park to accommodate the increased usage by this
development.

The MPDU townhouses within the Town Square neighborhood need to have additional recreation
added next to them.

e. Vehicular and Pedestrian Circulation

The vehicular and pedestrian circulation systems are merged for the neighborhood and Town Square
areas. Both the streets and the sidewalks that adjoin them on both sides create a modified grid system
for circulation - modified to meet existing conditions and topography. ’

The internal streets are designed (with some waivers) to allow pedestrian friendly features ie, reduced
curb radii, raised crosswalks and intersections, parallel parking which create a safe, clearly defined
environment for both vehicles and pedestrians. The multiple intersections and block pattern create
efficient and safe access to each unit or parking lot and assists movement throughout the

neighborhood.

Internally, Greenway Road provides a recreational trail that is off road to separate the bicyclist from
the motorists. The connections across Main Street are defined by crosswalks and a raised intersection
to provide safe pedestrian and bicyclist crossings. Beyond the site to the north, the Greenway bike
trail will cross Clarksburg Road and connect to the park to the north. South of the site it will connect
efficiently and safely to bike trails planned with roadway improvements. Main Street will be a
designated route for a Class III or on road bike path. Staff recommends that the applicant post it with
a sign to highlight the presence of bicyclists.

Other internal street features are for private streets to allow on street parking aligned to units, staff
supports this waiver of standards. Until the Main Street connection is made there needs to be a turn
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around at its terminus.

The external arterial streets and their access points are in accordance with the approved Preliminary
Plan. The arterial streets include Class I bike paths, per the Master Plan. They are placed along the
side of the property to efficiently provide the population of Clarksburg Town Center a continuous
loop around the entire project and to make a link to the transit station and regional bike paths beyond.

The pedestrian system for the project is continuous, efficient and safe. Sidewalks are in place on every
street, providing complete pedestrian access through the developed areas. Each block has a path
through it for efficient movement through the entire area. The path system within the open spaces
connects to the sidewalks for a continuous and efficient movement. Staff recommends that one
sidewalk be deleted due to lack of use and the need to reduce paving in the SPA - the sidewalk along
the north side of the Mid-County Arterial.

4. Each structure and use is compatible with other uses and other site plans and with existing
and proposed adjacent development.

The Clarksburg Town Center will be ultimately be perceived as an extension of theland use patterns
established within the existing town of Clarksburg. The proposed siting of SFD units next to the
boundary of the homes within the Historic District will establish a continuity of unit type, mass and
layout from existing to new development. The removal of one proposed SFD home along the will
improve the compatibility between the projects. The topography that slopes away from Stringtown
Road and Mid County Arterial and the heavily planted buffer allow for the development to be sited
with the least intrusion to the rural land to the east of the property.

The preservation of and the provision of a wooded buffer between the Historic District, the church,
Clarksburg Road and the proposed site plan will allow for development to occur with a retention of
the existing character of the area and minimized environmental disturbance.

The activity associated with the proposed residential and recreational uses will not cause any negative
effect on the existing town.

5. The site plan meets all applicable requirements of Chapter 22A regarding forest conservation.

The site plan meets all applicable requirements of Chapter 22A regarding forest conservation. Forest
Conservation requirements for this phase of the development have been met by the preservation of
approximately 16 acres of existing forest, with additional planting of approximately 8 acres.

Most of the forest retention and planting areas are within stream valleys that will be dedicated as park
land. A Category I Conservation easement will be placed over the forest conservation and buffer
areas outside of park dedication as shown on the Forest Conservation Plan. See approval memo of
January 15, 1998 in the Appendix. '
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CONCLUSION
The review team for the Clarksburg Town Center # 8-98001 includes the following:

Charlie Loehr, Chief, Development Review

Wynn E. Witthans, Development Review

Ron Welke, Transportation Planning

Cathy Conlon, Environmental Planning

Gwen Wright, Historic Preservation

Karen Kumm, Lyn Coleman, Community Based Planning

Tanya Schmieler, Park Planning

Joe Davis, Development Review

also: Larry Ponsford, Micheal Ma, Brooke Farquhar, Beverly Breen, Ki Kim, John Carter

Sara Navid, MCDPS
Greg Leck, MCDPW&T
Richard Gee, MCDPS
Rick Brush, MCDPS
Greg Cook, MDSHA
Janice Turpin, MCPS
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APPENDIX
a. Standard conditions dated January 16, 1998.

b, CO}TCSPO!‘!AP—"“‘ referenced in report

NP R R W B ws WA e e e

NOTE: A transcript of the Project Plan and copy of the minutes of the Preliminary Plan hearing
been placed in the Planning Board office for the Board's review. -

g:\spstaff\8-98001
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APPENDIX A:

STANDARD CONDITIONS OF APPROVAL DATED 1/16/98:

1. Submit a Site Plan Enforcement Agreement, Development Program, and Homeowners
Association Documents for review and approval prior to approval of the

signature set as follows and as stated above in other conditions:

a. Development Program to include a phasing schedule as follows:

1) Street tree planting must progress as street construction is completed, but no later
than six months after completion of the units adjacent to those streets.
2) Community-wide pedestrian pathways and recreation facilities must be

completed prior to seventy percent occupancy of each phase of the development.
3) Landscaping associated with each parking lot and building shall be completed as
* construction of each facility is completed.
4) Pedestrian pathways and seating areas associated with each facility shall be completed
as construction of each facility is completed.

5) Clearing and grading to correspond to the construction phasing, to minimize soil
. erosion;
6) ' Coordination of each section of the development and roads;
7) Phasing of dedications, stormwater management, sediment/erosion control,
recreation, forestation, community paths, trip mitigation or other features.
8) Phasing of site clearing and grading to minimze soil erosion;
9) Phasing of stormwater management and forest construction.
2. Signature set of site, landscape/lighting, forest conservation and sediment and erosion control

plans to include, in addition to other requirements, for staff review prior to approval by MCDPS:

Undisturbed streaim buffers at least 120 to 150 feet feet wide as shown on the site plan;
Limit of disturbance;

Methods and location of tree protection,

Forest Conservation areas; -

Relocation of stormwater facility outfalls from pond - away from forest preservation

or other environmentally sensitive areas,

Conditions of MCDPS Water Quality/Stormwater Management Concept approval letter dated
January 15, 1998,

g. Note stating the M-NCPPC staff must inspect tree-save areas and protection devices
prior to clearing and grading,

h. The development program inspection schedule.

i

]

ono o

rH

Category I conservation easement and park dedication boundary
Street trees along all public and private streets inclusive of the arterial streets surrounding the
project,

I. Centralized, screened trash areas for all multi-family and one-family attached units
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1 ) . .

except townhouses

m. Details for and location of noise fencing to attenuate current noise levels to no more
than 45 dBA Ldn for the outdoor back yard area of homes at Stringtown Road and
Midcounty Arterial. -

n. certification from a professional acoustical engineer that the building shell will

attenuate current noise levels to an interior level not to exceed 45 dBA Ldn.
o. location of outfalls away from tree preservation areas;

p. environmental setting protecting the historic resource or site.
3. TForest Conservation Plan shall satisfy all conditions of approval prior to recording of plat and

MCDERP issuance of sediment and erosion control permit.

4. No clearing or grading prior to Planning Department approval of signature set of plans.
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APPENDIX: Previous Planning Board Environmental Decisions

The proposed site plan includes 768 of the approximately 1300 units anticipated for the town center
site with associated infrastructure. It also includes grading for the future commercial/off ice/retail
portion of the site. The plan results in complete development or grading of the west side of the site
and development of approximately one third of the east side.

As part of project and preliminary plan review, the Board made the following decisions:

1. Agreed to stream buffer encroachment for the grading of the greenway road (no clearing of forest,
no imperviousness in the buffer, complete reforestation) and two associated stormwater management
facilities (minimize disturbance and re-vegetate) due to the effect the alternative would have on site
design and density.

2. Established that Clarksburg Town Center must comply with Special Protection Area (SPA) Water
Quality Review requirements except that the revised SPA wetiand buffers (Guidelines for
Environmental Management of Development in Montgomery County, February 1997 edition) would
not apply.

3. Agreed that stream buffers must be forested wherever possible to meet county Forest
Conservation Law requirements and Clarksburg Master Plan objectives; meadow/wildflower areas
or other amenity landscaping must be placed outside of buffers.

4. Agreed that forest planting in the Little Sengca Creek is a priority and instructed the applicant to
make a good faith effort to find off-site planting areas within the watershed, if necessary, before
planting in the portion of the site draining to Little Bennett Creek.

5. Approved the use of closed section roadways for neighborhood streets (pending official
MCDPWT waiver) based upon EPD and MCDPS agreement that the higher road runoff can be
compensated for by proposed increased storage of stormwater runoff in the water quality facilities
(control of 1" of runoff over the impervious surfaces instead of the more typical 1/2").
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MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
B787 Geargia Avenue » Silver Spring. Maryland 20910-3760

Date of mailing: March 2§, 199§

-

MONTGOMERY COUNTY PLANNING BOARD
REVISED OPINION

Preliminary Plan No.: #1-95042
Name of Plan: Clarksburg Town Center

Action: Approval subject to conditions. {Motion by Commissioner
Aron; seconded by Commissioner Holmes; with a vote of 5 te 0,
Commissioners Aron, Holmes, Hussmann, Baptiste and Richardson
voting in favor of the motion).

INTRODUCTION

On September 28, 199%5, the Montgomery County Planning Board
("Board”) held a public hearing to consider Preliminary Plan 1-
95042, an application for subdivision approval in the RMX-2 zone.
The proposed uses include residential, retail and commercial
development. The Applicants, Piedmont & Clarksburg Associates,
proposed to create 834 lots on 267.50 acres of land.

At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary
Plan 1-95042 to be in accordance with the purposes and
requirements of the Subdivision Regulations (Chapter 50, ,
Montgomery County Code, as amended) and approves Preliminary Plan
1-95042, subject to the conditions listed at the end of this

opinion.

The property is located northeast of Maryland Route 355
between Clarksburg Road and Stringtown Road (A-260 on the Master
Plan). Piedmont Road crosses through the northern portion ©f the
property. The Applicant proposes construction of 1,300 dwelling
units, including townhomes, multi-family and single-~family
residences. The proposal also includes 150,000 square feet of
retail space and 100,000 sgquare feet of office/development space.

The underlying development authority, Project Plan No. 9-
94004, was approved by the Planning Board on May 11, 1935, after
two prlor Plannlng Board meetings (held on April 6 and 20, 1995)

ar P - ﬂ
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records from those prior hearings.



DISCUSSION AND FINDINGS
The Planning Department staff evaluated the transportation
effects of the subject application as reguired by the Subdivision

Regulations and as recommended in the Master Plan. First, the
Board must determine that public faCllltleS, including roads

I
will be adecuzate to sunport and service the area of the nronosesd
wWilll L€ dlco(ualc i ikl SLSa eadT WLUUSEU

subdivision. Staff evaluated the impact of the proposed
development on nearby roads and intersections in accordance with
the Local Area Transportation Review Guidelines. Necessary local
area transportation review improvements for this project are
identified in condition #2 for Project Plan No. 9-94004.

The second level of transportation review was based on the
Master Plan recommendation that development districts, or
alternative financing mechanisms, be implemented prior to new
development, to ensure that road infrastructure be provided to
support recommended Master Plan development. The Clarksburg

Master Plan specifically addressed the County’s fiscal concermns
rhat the timing and sequence ¢of development Ain the area should be

O = O Y 1 —tiidead Salll L9 3 ~H 8 4 Sy 12Xl

responsive to the fact that capital 1mprovements funding required
to support new growth will have to come from a variety of
sources, including government sources and private development.
As part of the Project Plan discussion, the Board requested staff
to conduct an analysis of the Master Plan road network, determine
the amount of road infrastructure required, evaluate how the
roads would be built, and recommend when they should be built.
The Master Plan anticipated a funding shortfall for the
construction of schools, local roads and other community
facilities recommended in the Master Plan to serve the expected
new growth. In response to this, the Master Plan recommended
that development in Clarksburg should occur in stages conditioned

upon the ablllty of private developers to fund a s;gnlflcant
portion of the infrastructure improvements or the availability of
other new sources of revenues. The Planning Board expressed a
desire to address the Master Plan‘s stated need to comprehensive-
ly allocate among developers a responsibility to construct
portions of road infrastructure in a fair and equitable manner.

To ensure that the Applicant fund its share of road

infrastructure, as best can be determined at this time, staff
recommended that the Applicant improve Stringtown Road (aA-260),
to County standards as a two lane road within the Master Plan
Alignment, No. 2. as of August 25, 1985. Staff’'s assessment was

based on the 1983 Fiscal Impact Analv51s prepared by the

Montgomery County Office of Plannlng Implementatlon (OPI), as
part of the Clarksburg Master Plan review. The OPI study
projected a funding gap of approximately $8% million for required
infrastructure. The Study also projected approximately $37
million in revenues to be generated by the Construction Excise
Tax (CET). Since the CET has been repealed, this loss of
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anticipated revenue must be added to the capital gap, with a
total estimated funding gap oi approximately $126 million. Staff
thus estimated the Applicant’s share of this infrastructure to be
approximately 10 percent, or $12.5 million, with no County or
State input. The Planning Board concluded that the Stringtown
Road improvement, which will be the responsibility of the
applicant, represents the current best estimate of the Town
Center’'s share of the Master Plan road infrastructure (as more
marticrnlarlyv identified in rev1sed traffic staff memo of

HRAs A S S

09/26/95 )

Staff noted that if the Council adopts an impact tax or
other alternative road infrastructure funding mechanism, then the
Applicant’s contribution (in the form of improvements to
Stringtown Road) will be assessed and, if found lacking, will be
augmented by additional tax requirements. The Board determined
that the infrastructure schemes proposed by the Master Plan are
legisl ative in nature, will be implemented by the Council, and
may or may not grandfather development predatlng any such
legislation. The Board concluded that to anticipate the
Council‘’s actions would be presumptive, and premature.

MCDOT has requested that the hiker/biker trail shown in the
Clarksburg Master Plan along Stringtown Road (A-260) be
constructed along P-5 from Frederick Road {MD 355) to Piedmont
Road (A-305), in lieu of the Master Plan Alignment. The de-
veloper has agreed to construct the hiker/biker trail along P-5.

Applicant also will be required to dedicate approximately 8
acres of land for a future school site, to be used in the interim
as public parkland. At the time the school is developed, if
ever,. the parkland adjoining the school site will be jointly used
as school athletic facilities and public parkland under an
easement agreement between The Maryland-National Capital Park and

Planning Commission and Montgomery County Public Schools (MCPS).

e YR BT Yo LY v By o =
MCPS staff asked that the entire future schoosl site {10-12 ECIES}

be dedicated to MCPS at this time. Under normal circumstances
this would be the usual procedure. 1In this instance, however,
staff recommended and the Board agreed that within the Clarksburg
Town Center, a planned park/school site provides a more efficient
use of land than separate facilities. In addition, if the land
ultimately is not needed as a school site, then the land should
be retained as public parkland. The Board determined that this
j01nt use, with the recreational facilities remalnlng under The
mary.Lancx Natlonal Lapltal rarx and ):'J.ann:l.ng t.ommlabz.on OWIlEI.“bnlp,
would afford the most efficient public use of the land.

Therefore, with all of the evidence heard and all testimony
taken, The Planning Board, approved the plan, including (1)
waiver of the distance between intersections regquirements as
contained in Section 50-286 of the Subdivision Regqulations and {2)
approval of closed street sections subject to MCPOT approval. -

The approval is subject tc the following conditions:
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Agreement with Planning Board to limit development to a

maximum of 1300 dwelling units, 150,000 square feet of
retail uses and 100,000 square feet of commercial office

uses, subject to the following requirements:

(a) Agreement with the Planning Board to provide the
necessary roadway improvements as identified in the

phasing section of the’revised Transportation
Planning Division Memorandum dated 09/26/95.

(b) The recordation of the subdivision plats for the
Clarksburg Town Center project shall be 'phased over a
nine year period. Plats may be recorded in three
separate phases with each phase being completed within
a thirty-six month period. Applicant to record plats
for at least 200 residential units during Phase 1.
Applicant must submit a plat recordation schedule for
Phases 2 and 3 for Planning Board approval as part of

the Phase 1 site plan review.

Compliance with Environmental Planning Division approval
regarding the requirements of the forest conservation
legislation. Applicant must meet all conditions prior to
recording of plat or MCDEP issuance of sediment and erosion

control permit, as appropriate.

The commercial area’s stormwater management forebay, sand
filter #6 and associated grading that cannot be forested
must be located outside of the required stream buffer. The
SWM facilities should be designed to promote aesthetics and

effectiveness.

Agricultural areas within the environmental buffer will be
taken out of production and stabilized with a suitable grass

cover no later than Spring, 1996. ,

Dedication of the following roads as shown on plan must be
provided as follows:

(a) Clarksburg Road (MD RT.121) for ultimate 80’ right-of-
way .

(b) Piedmont Road (Master Plan A-305) for ultimate 80’
right-of-way.

(¢) Stringtown Road (Master Plan A-260) for ultimate 120’
right-of-way.

Dedication of the proposed park/school, as shown on the

Applicant‘s revised preliminary plan drawing, is to be made

to M-NCPPC. 1In order to facilitate the implementation of
the combined park/school facilities, the following

provisions apply:
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. {a) M-NCPPC and the Applicant will enter into an agreement
specifying that an exchange of land, identified as
areas "Bl" and "B2" on the park/school concept drawing
set out on Circle Page 49 of the scaff report, will
occur prior to the execution of the Site Plan
Enforcement Agreement.

(b) Dedication of the approximately 8 acre area, identified
as area “A” on the same park/school concept drawing
identified above, will occur either at the time of
recordation of the plats for the adjacent phase of the
project or at -such time as funds for comstruction of
the future elementary school are added to the County

CIp, whichever occurs first.

(c) The Applicant will provide site grading, infield
preparation and seeding of the replacement athletic

- A

fields on the approx:Lmac.E:J.y 8 acres of dedicated land
at a time which insures that there will be no
disruption in the continued use of the existing
athletic fields prior to completion of the replacement

athletic fields.

{i) In the event that dedication occurs when funds for
the proposed school are shown in the CIP,
Appllcant will complete work on the replacement

Py e Y R T N Y- Y e eTal- TV
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(ii) In the event that dedication occurs prior to
funding for the school being shown in the CIP,
then upon construction of Street “F“, as shown on
the revised preliminary plan, Applicant will
commence work on replacement of the baseball

field. 1In addition, if at site plan it is
determined thar there ig sufficient earth material

—anis -l i e o e e T ms

on site to construct both replacement fields, then
Applicant will also rough grade and seed the
replacement soccer field when construction of
Street “F” bhegins. Area tabulations for the
proposed park/school complexes to be submitted for
technical staff review at site plan. Final
grading plan for the park/school site to be

~submitted for technical staff approval as part of
the site plan application. :

In accordance with Condition #6 above, Applicant to enter
into an agreement with the Planning Board teo provide for
site grading, infield preparation and seeding of the
replacement athletic fields in accordance with Parks
Department specifications, as shown.on the preliminary plan
drawing, and as specified in the Department of Parks’
Memorandum dated September 22, 19%5. The construction of
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(c}) After the 400th building permit, the developer has two
options:

1) Construction of A-260 from MD 355 to the southern
access—road of the commercial site (commercial
access road between A-260 and P-5) and
construction of P-5 across the stream valley into

L 4L

ey.

PO

the réSiuentldi area

2) Construction of A-260 from MD 355 to the northern
access road of the residential development and
construction of a northbound right-turn lane along
MD 355 at A-260 should be included in this phase. .~

(d) After the 800th building permit, the developer must
start construction of remaining section of A-260 to A-
305, and intersection improvements at MD 355 and MD 121
to construct eastbound & westbound left-turn lanes

along MD 121.

vunr'nR-mF A-305 from q 260 to MD 121 must begin

nnoctk
Al el o wher Nl N R e UOQ ot W

when the developer starts building any of the
residential units on blocks 11, 12, 13, and the

northern half of block 10.

—

1]
O

This preliminary plan will remain valid until March 26,

2005. (9 years and 1 month from the date of mailing which is
February 26, 1996). The recordation of plats shall occur in
accordance with the phasing identified in Condition 1(b) of

- e e

this Oplnluu, and as further aulyuiaucu in the rlauu;us
Board’'s approval of the phase 1 site plan review. Prior to
the expiration of the validity period for each phase, a
final record plat for all property delineated in a
particular phase 'must be recorded or a request for an
extension must bé filed. The first phase of the preliminary

plan must be recorded by March 26, 1995 or a request for an
extension must be filed. <

g:\opiniona.\clarkbrg.op
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10.

11.

12.

13.

14.

15.

16.

the replacement athletic fields must occur as specified in
Condition #6.

Record plats to reflect delineation of conservation
easements over the areas of the 100 year floodplaln, stream
valley buffer, wetland buffer and tree preservation and/ox

reforestation and greenway dedications.

No clearing, grading, or recording of plats prior to site
plan approval.

Final number and locatlon of units to be determined at site
plan.

Access and improvements as reguired to be approved by MCDOT
and MDSHA.

Conditions of MCDEP stormwater management approval dated
07/28/95.

Final number of MPDU’s to be determined at site plan
dependent on condition #10 above.

Preliminary Plan 1-3%5042 is expressly tied to and
interdependent upon the continued wvalidity of Project Plan
No. 9-94004. Each term, condition,'and requirement set

forth in the EIELLandLy FPlan and rIUJELL Plan are
determined by the Planning Board to be essential components
of the approved plans and are, therefore, not automatically
severable. Should any term, condition, or reguirement
associated with the approved plans be invalidated, then the
entirety of the approved plan must be remanded to the
Planning Board for further consideration. At that time, the
Board shall determine if all applicable requirements under
State and County law will be met in the absence of such

4 v e 3 na 1€ 1+ o
term, condition and ;equ;remcue, and if some alternative,

lawful conditions or plan revisions related to the severed
term, condition, or reguirement are then required.

Other necessary easements.

The following phasing requirements are conditicned upon
issuance of building permits for the subject prellmlnary
plan:

(a} The first 44 dwelling units without any off-site road
improvements.

{b) After the 44th building permit, the developer must
start reconstruction of the southbound right turm lane
along MD 355 at MD 121 to provide a "free flowing"

movement .
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MONTGOMERY COUNTY PLANNING BOARD
REVISED OPINION ~
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Project Plan No. 9-54004
CLARKSBURG TOWN CENTER

RMX-2 Zone
1300 Residential Uris, 150,000 Square Feet of Retail, and 100,000 Square Feet of Ofﬁce

SE Quadrant Frederick Road/Stringzown Road

Clarksburg
Date Mailed: June 12, 1995

Action: On May 11. 1995, motior: was made by Commissioner Aron, seconded by
Commissioner Holmss, with a vote of 3-1, Commissioners Aron, Holmes, and Hussmann

voting for the modoz. Commissiorer Bapaste opposed to the moton, and Commissioner
Richardson absent.

On December 6, 194, the Clarksburg Town Center Venture (Piedmont Land Associates
L.P. and Clarksburg Land Associazss L.P.) submitted a complete project plan application
seeking to develop prsuant to the cptonal method of development in the RMX-2 Zone. The
application includas = range of housing opportunities, retail shops, a grocery store,
restaurants, persoqal services, and oifices.

On April 6, April 2C. and May 11. 1995, Project Plan #9-94004 was brought before the
Montgomery County Planning Boari for a public hearing pursuant to Chapter 59 of the
Montgomery County Code. At the public bearings, the Montgomery County Planning Board
heard testimony and received evidezce submitted in the record on the application. Based on
the oral testimony, written evidence submined for the record, and the staff report, the

following conditions and findings are herebry adopted.

In voting against the motion, Commissioner Baptiste was concerned about approving this
project plan before the water quality regulations, the sewer authorization, and the creation of
a development distric: to fund future roads were complete. The other Commissioners were
aware of these issues. but they detemined that these issues were addressed at a concept level
for the project plan. The remaininz. more specific issues could be addressed prior to

approval of the prelizinary plan.



CONDITIONS

The Planning Board approves Project Plan No. 9-94004 subject to the following conditions:

1.

Development Ceiling R

The project plan for the Clarksburg Town Center is limited to 1300 dwelling units,
150,000 square feet of retail space, and 100,000 square feet of office space to be
constructed in three basic phases as shown in the project plan. The following is the.
staging plan for traffic improvements: -

a.
b.
c.
d.

€.

Stage 1 - 950 Units

_ Stage 2 - 155 Units

Stage 3 - 195 Units
- 90,000 Square Feet of Retail
Stage 4 - 60,000 Square Feet of Retail
- 75,000 Square Feet of Office
Stage S - 25,000 Square Feet of Office

The public building areas (i.e., elementary school, park buildings, and library) are not
included in the calculations. - :

Transportation Improvements

The following road improvements, at each stage of development, are needed to
provide enough capacity to serve the proposed development:

a.

ST A bt

Stage Reconstruction of the southbound right tumn lane along MD 335 at

i -
D 12! to provide a "free flowing” movement.

Stage 2 - Construct an eastbound left turn lane along MD 121 at MD 355.,
- Construct a westbound left tumn lane along MD 121 at MD 355.

Stage 4 - Construct a northbound right turn lane along MD 355 at Stringtown
Road. ‘ '

Stage 5 - Restripe eastbound Comus Road
at MD 355.

A-260 (Stringtown Road) must be dedicated to a right-of-way of 120 feet. At
the preliminary plan, if determined that the property is not part of a
participation agreement with MCDOT and other property owners, the safety
improvements described in paragraph 4., will be made to Stringtown Road.
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f. Participate in the Gateway I-270 Office Park road improvements as described

below unless determined as not appropriate at the preliminary plan. At such
time as the developer of the Gateway 270 Office Park commences construction
of its required improvements between 1-270 northbound off-ramp and the

o e -
entrance to Gateway 270 Office Park (Transportation Planning Division

memorandum dated September 25, 1989, Paragraph 1.b. and 2.), the appljcant.
shall participate in such improvements provided:

1. Applicant has not completed its Stage 3 traffic improvements for the
project.
2. Gateway 1-270 preliminary plan has not expired.

3. Applicant’s participation shall be limited to its pro rata share of traffic
through this link in relation to the traffic to be generated by Gateway
1-270 Office Park approvals plus any other approved development
projects that place traffic through this link.

Dedication and Construction of A-305 (Mid-County Highway)

A-305 (Mid-County Highway) must be dedicated to a right-of-way of 80 feet and
constructed as a two lane, open section arterial to replace Piedmont Road unless the

-scope of improvements are reduced at preliminary plan. ‘Along that portion of A-305

near Stringtown Road, the required dedication shall be 40 feet from the current center
line of Piedmont Road (along Hennigan, Purdum et al) which will allow for
construction of A-305 to Stringtown Road at its current location. If the right-of-way
is not available at the time of record plat for that portion of the property along this

A o,

section, the appncam shall dedicate the full 8O feet along this pOI‘UOl'l of A-305.

- Construction will not be necessary until construction of single family detached units

within the existing right-of-way for Piedmont Road has started.

- Dedication and Construction of A-260 (Stringtown Road)

Ifa participation agreement is determined necessary at preliminary plan, but does not

occur before the necessary access points to the commercial area or part of the
residential area from A-260 are needed, then the following improvements to existing
Stringtown Road must be completed to increase safety as required by MCDOT. For
safety purposes, the improvements at public streets A and H include 250-300 feet of
bypass travel lanes at each access point. The right-of-way for A-260 (Stringtown
Road) will be located outside of the Historic District with a transition to the center
line of the existing roadway north of the crossing of Little Seneca Creek.
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En_vironmental Improvements Before Approval of the Preliminary Plan

Submit for review before the Planning Board hearing on the preliminary plan the
following:

a.

Concept plan for the proposed SWM facilities and roads near or in stream
buffer, and associated grading, with indication of where tree planting is
permitted. '

A staging plan for SWM with the extent of mc;.h proposed phase of
development and the order in which they will be built. This shall be submitted
as part of the first site plan, and should cover the entire site. o

A preliminary forest conservation plan addressing priority for planting in the
Little Seneca watershed, As site plans for each portion of the site that abut
afforestation areas are submitted, detailed afforestation plans for that section
will be provided. Within each area of development, planting shall occur as
early as practicable given land development activity constraints in accordance
with logical staging concepts. Forestation requirements will be satisfied first
in Little Seneca basin on-site, then in the Little Bennett basin on-site, then in
stream buffer areas in Little Seneca off-site if the land is made available, and

if a good faith effort to arrange such land availability fails, then elsewhere on

sl mzbo

UIC 1L, -

Applicant shall meet all requirements for preliminary water quality plan
submission and approval, per Chapter 19, Article V - "Water Quality Review
in Special Protection Areas” (proposed monitoring plan may be submitted as
part of the review of the site plan). Location of units, roads, and other layout
concerns will be subject to the final water quality regulations.

Environmental Improvements

a.

£

Minimize disturbance in the stream buffer except for road crossings,
unavoidable utilities, SWM locations adjoining the town center retail area and
greenway road, soft surface pathways, and memorial elements. '

As part of the preliminary plan, provide an area within the applicant’s
stormwater management facilities for stormwater management for the school
site .
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Park/School

The proposed layout of the park/school site is generally acceptable. At the
preliminary plan, the final concept plan and related terms and conditions will be
finalized: in coordination with the Parks Department and Montgomery County Public

WA B A Sy
5 -

Historic Preservation

Incorporate the following items into the project plan before review of the site plan for
this area:

a, Minimize the width of both the right-of-way and paving (50 feet of ROW and
24-26 feet of paving, subject to approval by MCDQOT) for R /

(Main Street) located within the Historic District.

b. Provide access easements, if applicable, to future public sewer at the
intersections of A-260 (Stringtown Road) and Redgrave Place (Main Street)
with MD 355 (Old Frederick Road).

c. Provide a small open space along the northern edge of the greenway next to
Redgrave Place (Main Street) with an interpretive memorial element for the
family of John Clark that incorporates the existing grave markers.

d. If the ROW is available, construct Main Street to MD 355 within the Historic
District prior to completion of Stage 3. At such time when the land is made
available, share direct moving expenses only for relocating an existing house
within the Historic District, and if the applicant and property owner agree,
make available the identified outlot to be merged with 2 portion of the adjacent
parcel so as to create another lot.

~ Compatibility with Existing Church and Adjacent Residences Within the Historic

District

Increase the setback of the proposed public street located next to the church within the
Historic District to 30 feet and provide screening for the existing cemetery. Relocate
the tot lot away from the existing church, and maintain the area as open space to
provide a potential linkage to the church. The size of lots and setbacks of the
proposed development must match, approximately, the development standards in the

R-200 Zone for building setbacks and width of lots along the southeastern boundary
of the site within the Historic District. Revise the landscape plan to increase visibility
to the church. Provide an easement for a pedestrian connection to the church for the

~ proposed, adjacent street.
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11.

12.

“

Revise the Layout of Streets
Incorporate the following items into the site plans for each stage of development:

a.  Improvements to the Town Square - Increase the size of the Town Square by
utilizing a loop concept as shown on the revised drawing to reduce conflicts
with east/west traffic and to improve pedestrian access.

b. Relocate A-260 (Stringtown Road) in accordance with the revised alignment
diagram to reduce the impact on adjacent residences. Reduce the number of
access streets to A-260 from the area of the existing single family detached
units (5) on the north side of Stringtown Road to meet the design standards for

arterial roads.

c. Eliminate the access to the proposed elementary school from MD 121 and
provide access from the Greenway Road. :

d. Revise the access to A-305 (Mid-County Highway) to allow a direct
connection from Burnt Hill Road to the Greenway Road, and improve the

access to the single family detached units by utilizing private drives adjacent to

A _ITOS
TSIV, -

The present street system shown in the project plan requires waivers of existing
standards. The applicant and staff have met with MCDOT to discuss the waivers.

=1 I_ AP,

All waivers must receive final approval from MCDOT before approval of site
plan.

Staging of Amenities

All amenities shown within each stage of development must be completed within that
stage of development. The concept design for the greenway, the school/park, and
other large play fields, must be completed before approval of the first site plan.

Construction of the amenities within the greenway must be finalized before the
completion of Stage 3.

Landscaping
The following items must be incorporated into the site plans:

a. Street trees, high quality street lights, sidewalk pﬁving types, and street .
fumniture as part of the design for the streetscape of roads, the Town Square,
and the neighborhood squares.
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b. Increased landscaping in the commercial parking area.

c. Landscaping for the buffer areas.adjacent to all arterial roads.
d. Screening for the existing homes within the Historic District.
e. Landscaping for all stormwater management areas.

13. Maintenance

Maintenance of the private recreation areas, stormwater management facilities,
applicable open spaces, and other amenities on private land must be maintained by an
appropriate homeowners association. Before approval of the first building permit,
submit 2 maintenance document that establishes an overall organization that
establishes responsibility for maintenance of these facilities.

14.  Additional Access to A-260 (Stringtown Road) and A-27 (Clarksburg Road)

Provide for an additional connection from Redgrave Place (Main Street) to the
boundary of the historic district to permit a future connection to A-260 (Stringtown
Road). Connect the private street that leads to the Town Square to A-27 (Clarksburg
Road) with approval from the Planning Board and MCDOT provided this private

street remains private.

As part of the review of the project plan, the Planning Board approved three waivers. The
first waiver allows the use of closed section streets (curb and gutter) in special protection
areas instead of open section streets. Closed section streets were approved because the high
density of the development and the mix of commercial and residential uses are not
appropriate for the use of open section streets. The project plan includes special stormwater
infiltration measures for the streets instead of the use of open section streets. The
Clarksburg Master Plan anticipated the use of closed section streets in the town center area.

The second waiver concems the use of on-street parking. Waivers to utilize some on-street
parking to reduce the requirement for off-street parking were approved subject to final
review by the Planning Board at the site plan hearings.

The Planning Board also approved a third waiver to reduce setbacks along the streets and
boundary lines as permitted in the Zoning Ordinance if designated in a master plan. These
reduced setbacks will allow buildings to be oriented to streets to encourage the use of
sidewalks and generally improve the pedestrian environment. The Clarksburg Master Plan
also anticipated the reduction in setbacks to foster the creation of a pedestrian oriented town.



FINDINGS
1. Conforms with the Requirements and Intent of the RMX-2 Zone

The Planning Board finds that Project Plan #9-54004, as conditioned, meets all of the
purposes and requirements of the RMX-2 Zone. A summary follows that compares the
development standards shown with the development standards required in the RMX-2 Zone.

he
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DATA SUMMARY: CLARKSBURG TOWN CENTER

Items Pm_inirﬁ‘l : Pmpnqpfl
Lot Area NA 201.34 acres (RMX-2)
NA - 68.82 acres (RDT) |
N 270.16 acres total

Minimum Green Area or Outside Amenity Area:
a. Within Commercial Area 15% (2.19 ac.) 28% (4.06 ac.)

b. Within Residential Area 50% (93.37 ac.) 53% (99.47 ac.)
c. Within RDT Area NA (25.72 Acres
Density of Development Shown in the Master Plan: .
a. Retail ' 150,000 sq.ft. 150,000 sq.ft. -
b.. Office 770,000 sq.ft. 100,000 sq.ft. -
c. Civic Use (not including  NA 24,000 sq.ft.

‘elementary school) ‘
d. Residental 1380 du (5-7 du/ac) 1300 du (6.6 du/ac)
MPDU's 12.5% 12.5%
Maximum Gross Leasable 600,000 sq.ft. 250,000 sq.ft.
(Non-Residential) Floor Area (0.5 FAR) (0.39 FAR)
Setbacks:
a. From One-Family Zoning

- Commercial Bldgs. 100 ft. 300 ft. min

- Residential Bldgs. 50 fi. 50 ft. min,
b. From Any Street* . '

- Commercial Bldgs. NA 0 ft. min,

- Residential Bidgs. NA 10 ft. min.
Building Height:
a. Commercial 4 stories 4 stories (50 ft.)
b. Residential 4 stories 4 stories (45 ft.)
Parking Spaces: .
a. Off-street 2910 2910
b. On-street ' NA : 596>

Notes: = No minimum setback is required if in accordance with an approved master
plan. :
**  Off-street parking is necessary to provide street oriented buildings. A waiver
from the on-street parking requirements is needed within some of the
townhouse and multi-family areas.
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The setback of residential buildings next to the Clarksburg Historic District must be modified
to have a minimum setback of 50 feet.

2.

Conforms to the Clarksburg Master Plan and Hyattstown Special Study Area

The Planning Board finds that Project Plan #9-94004, as conditioned, is in
conformance with the Approved and Adopted Clarksburg Master Plan and Hyattstown

: P L UL, S )

" Special Study Area. The land use, circulation, and urban design objectives described

in the Master Plan have been met by the Clarksburg Town Center. The mix of
dwelling units conforms to the guidelines in the master plan as summarized in the

following chart:

Master Plan Proposed
Unit Types _ Guidelines Density Range

a. Single family detached units 10-20% ' 130-260 Units

b. Single family attached and
townhouses 30-50% 390-650 Units

c. Multi-family units 25-45% 325-585 Units

Compatibility with the Neighborhood

The Planning Board finds that the project plan, as conditioned, will be compeitiblé
with the existing and potential development in the general neighborhood because of its
location, size, intensity, staging, and operational characteristics.

Will Not Overburden Existing or Proposed Public Services

The Planning Board finds that the proposed development, subject to its compliance of

any requirements imposed by the preliminary plan will not overburden existing public

services nor those programmed for availability, concurrently with each stage of

- development. Since approval of the project plan does not determine authorization or

prevent other developments from proceeding, the Planning Board approves the project
plan with the understanding that final authorization is dependent on the finding that
Clarksburg Town Center will not preclude development of the Germantowr Town

Center,

Is More Efficient and Desirable than the Standard Method of Development

The Planning Board finds that the proposed project, as conditioned, will be more
efficient and desirable than the standard method of development. This optional
method project consists of a mix of uses which are recommended in the Master Plan.
These uses are not permitted under the standard method of development.

rt of the optional method of development

=P R L A

Th i i
The amenities and provided as

fosters the creation of a transit and pedestrian oriented town surrounded by open
space. The green way network of amenities provides a major open feature, The town



square, and the neighborhood squares provide amenities within the entire
development. The streetscape system provides a comprehensive system in addition to
the minimum design standards. The recreational facilities provide small open play
areas for the local neighborhood and large fields for the entire planning area that
exceed the minimum standards. The orientation of buildings to streets and the layout
of blocks provide a pedestrian orientation for the town center.

Includes Moderately-Priced Dwelling Units

The application includes moderately-priced dwelling units.

11



o

! Pamis N. Glendening
‘ Governor

 Maryiand Department of Transporta -
State Highway Administrati DEC 101997 [[[! pavig L. Winsteag

UEL_J Parker F. Williams

D-ve!opment Rev:ew Division Admlmstrator '
DecemberS 1997

Mr. Marc Mezzanott - RE: Montgomery County

M.K. Enterprise Incorporated MD 355 at MD 121
2900 Linden Lane Clarksburg Town Center
Suite 200 File No. 8-98001

Silver Spring, Maryland 20910 Mile Post 23.07

Dear Mr. Messanott:

Thank you for your sight distance profile plan for MD 355 at Stringtown Road, which we
received on November 12th.

We have completed our field investigation and review of the profile. The profile indicates
. the absolute minimum stopping sight distance of 325°.

When analysising a new intersection, our office typically uses intersection sight distance,
not stopping sight distance. Intersection sight distance for a passenger vehicle, assuming a 40
MPH design speed is 410°. Minimum intersection sight distance for single unit trucks and tractor

trailers is much higher ranging between 530°-710".

Since this intersection is master planned to be relocated MD 121 operating as a four
legged intersection, State Highway Administration (SHA) feels that we should achieve a desirable
sight distance as opposed to minimum sight distance.

By copy of this letter, we are requesting that the planning board condition the applicant to
reduce the over vertical to provide desirable sight distance.

This office is well aware of the cost associated with this recommendation, however, safe
and efficient access is our main objective.

If you have any questions, please contact Greg Cooke at 410-545-5593.

Very truly yours,

Ronald Burmns, Chief
Engineering Access Permits Division

GCleu

My telephone number is

Maryland Relay Service for Impaired Hearing or Speech
1-800-735-2258 Statewide Toll Free



Mr. Marc Mezzanott
Page Two
December 8, 1997

cc:  Mr. Joseph Davis
Mr. Wes Guckert
Mr. Majid Shaldb
. Mr. Charlie Watkins
Mr. Ron Welke
" Mr. Wynn Witthans
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Mr. Mark A. Mezzanotts,
M/K Enterprises
2900 Linden Lane, Suite #200

Silver Spring, MD 20810
Re: Stormwater Management CONCEPT/Final

Water Quality Plan tor Clarksburg Town
Center (Phase | pans A & B: Check below for
exact area limits.)

Preliminary Plan # 1-85042

Site Pian #: 8-98001

Tract Size/Zone: 269.13 A/RMX-2
Total Concept Area: 120 Ac

Tax Plate: EW

Parcel: 2

Liber/Folio: 6776/876, 8825/775

Montg. Co. Grid: 09-C, D, E-3, 4
Watershed: Little Seneca Creek

CLARKSBURG SPECIAL PROTECTION AREA

Dear Mr. Mezzanotte:

Based on a review of your submission, the FINAL WATER QUALITY PLAN (FQWP) including
the Stormwater Management Concept for the above mentioned project is conditionally approved.

Site Description: Clarksburg Town Center PHASE | is within the drainage basin to Little Seneca
Craek. The site is borderad on the north by (’l:lrkchnrn Road, on the aast by A-305 {Pmdmnnt Fin:ad)

on the south by Stringtown Road, and on lhe west by the Clamsburg Hlstonc District (Fredend< Rcad).
Phase | is approximately one-halt (120 acres) of the total project area approved by Preliminary Plan

and Preliminary Water Quality Plan.

Limits of Approval: This approval letter is for Phases | A and | B, which are both residential.
This approval also includes ROUGH GRADING ONLY for the 13 acre commercial area. These areas
are clearly defined in the Final Water Quality Plan (FWQF). The following roadway limits and sections

are also approved.

1. Clarksburg Road s approved as a three lane closed section roadway from the high
point at proposed station 9+20 to station 19+70.

2. Clarksburg Road/Frederick Road (MD-355) Intersection is approved for construction of
a 400 feet right-tum lane, with 150 foot taper back to existing road edge.

NOTE: Because some of the required work is complete, the actual new impervious
area is limited to 3700 square feel. However, waler quality and quantity must be

. provided in Phase Il of the project, when the remainder of lhe intersection is up-graded
according to MDSHA requirements.



A-ZZ0i Sirngtewn Road is approved as a two lane clesed section roadway from
satcn 520 {(MD Route 355) to station 15+21 Greenway Road (Street K).

AZE0) -‘-trrgtcwn Read is approved as a modified open sectlon roadway from

saxn 22-20 To szaﬁﬁr‘l 47+35 or the irterseciion with A-305.

Conditiorss of Acoroval: Al conditions of this approval MUST BE addressed to the Department's

sSseckn I TE- Tes stuidted below. All the following conditions must be addressed in the initial
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=revee a yiHime, onsite, sediment control inspector in accordance with the most
2=t MCOPS Policy/Procedure for On-site Secimem Control Inspection.

NOTE: This inspector may not supersede the authority of the MCDPS Sediment
TSt IrSCesir.

=l zr=as wnich require storm drain easements for pipes or manholes, MUST HAVE

,,,,,,

z=serrerTs jecorced in the courty land records.  Those easemenis must appear an the
xo~onEE et plats. v
A
4l szam xanrel construction. reirforcement. and/or restoraton must be designed
wad 3¢ oart of the intial Sediment Conrol Permit for this site. This

= ol oot rend H
HC XNsSUCeC 35 P S AR ASONGT TR

rouces & work in the main stem, the channel from Pond #2's (Greenway Rd.) outfall
= = xmience with e main stem. and the worx in the eastem tributary.
%CTE: A esioration work and design for the main stem channe! wili be based on
sirensions ootained from the average of :wo or more cross-sections taken
‘cm MCOEP reference reaches. zither cirectly upstream and/or, immediately
>cwnsoeam of the damaged area. The cesign and work in the eastemn and
vasiem Tibutaries will be based on the acual release rateis} from the

P it o m i PP

SoTTwater management structure(s} wiihin each sub-watershed.

ALL evscceg sreas of this site MUST drain to water quality structures.

A} oz zrading, paving widths, and storm drain systems must comply with the

Qualrty Plan. Any changes must be suomitted to and approved
ial Protection Area Coordinator prior to constuction.

=61 Fading,
comves —'nal Wat
=~ e \WCIPS S.

'.-rl q:\:‘.‘\-

Suzines “or Sulvert Crossings.

cwav cuvens must be designed according to Momgomery County Envionmental

NCTE: This inciudes ihe Pond #2 barrel design.

iL. =cus=d swomwaler management stiuctures must be designed. approveds,
*&es. 2ng conded with the intial Segiment Cantrol Perma for their tributary

TIIECe Ir2as.

“CTE: osomsisty 00 PHASING or gelaving of siommwater sanagement structure

1ETTg v osonstuction will be allowea except 3§ cescribed in item #9.



Mark A. Mezzanotte
January 15, 1998
Page 3

8. In accordance with the submitted Dam Breach, the Pond #2 embankment {with
culverts) must be constructed, without the control riser, until the Stringtown Road
stream crossing is up-graded.

g Pond #2 must be complete and functioning PRIOR TQ the issuance of the building
permit for the 200th DWELLING UNIT located on the west side of the site. A site plan
showing the exact units to be buiit with a letier detailing the legal description of each
unit, must be submitted with the onginal Sediment Control Plan.

10. Provide pre-treatment for sand fiters #8 and #15.
NOTE: This must be a grit catching device placed outside of the right-of-way.

11. All sediment traps and basins, which are to be converted to water quality structures,
will be converted immediately following the stabilization of their drainage area.

Please note that this approval does not pertain to any roadway improvements identified as
being a part of Phase i, including the following:

1. Stringtown Road from station 15+21 to station 33+50.

2. Clarksburg Road From station 0+00 (Frederick Road) to 9+20 and from station 19+70
10 the intersection with A-305 (Piedmont Road).

3. The entire length of A-305 (Piedmont Road) From Stringtown Road to Clarksburg
Roag.

NOTE: Although A-305 (Piedmont Road) from station 0+00 at the (A-260) Stingtown
Road intersection fo station 22+00, appears to have adequate stormwater management
provided in Phase | structures; this road is excluded from this approval due to
unresolved roadway design and construction issues.

Also, for your information, prior o Phase Il approval the bankiull flow event at MCDEP's stream
cross-section downstream of Stringtown Road, must be verified as being unchanged trom the existing
condition to the developed condition. Should MCDPS or MCDEP determine that there is an increase or
decrease in the bankfull storm volume, velocity, frequency, or duration, the Phase Il Final Water Quality
Plan must be adjusted to comect that change.

Any divergence from the information provided to this office; ar additional information received
during the developmenl process; or a change in an applicable Executive Regulation may constitute

grounds to reevaluate the site for additional or amended stormwater management requirements.  [f
there are subsequent additions or modifications to the development, a separate concept request shall

be required.

if you have any questions regarding these actions, please feel free to contact Richard Gee of

my staff at (301)217-6312.
Sincerely,

A Nl SN/ Aﬁﬁ;

Iy COVRC K fd"-'wa‘y7 LA~

Richard R. Brush, Séction Manager
Water Resources Section
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' DEPARTMENT OF PUBLIC WORKS
Dougias M. Duncan AND TRANSPORTATION Graham J. Norton
County Exgcutive Director
_ January 14, 1998 _

Mr. Richerd C. Hawthorne, Chief
Transportation Plarming Division
The Maryland-Nationa) Capital
Park & Planning Commission

8787 Georpia Avenue

Silver Spring, Maryland 20910-3760

RE: Site Plan No. 8-98001

? : o Clarksburg Town Center. Phase I
We are writing I response to your letters of Novernber 18, 1997 and December 23, 1997
requesting approvals of certain non-standard design elements proposed under this site plan. In particulsr,

ot & A -rl Fatas}] oty yvy rrrhr— 40y
we want o address policy issues related to the typical sections for the internal and external roads

proposed on the pending plan. Under separate cover, Ms, Sarah Navid of the Department of Permitting
Services will be providing stte plan-specific comments regarding issues such as access improvements,
traffic calming, and intersection geometrics. We reconmend approval of the site plan subject to the
following comments:

L ! i dwa ical

We are optimistic about the rare opportunity afforded by this project to implement new design
concepts on a trial basis. These ideas include traffic calming measures, one-way streets,
parallel/loop rosdways, pedestrian-friendly roadway cross-sections, reduced radii cwrb returns at
selected mtersections, controlled on-street parking, and provisions to control cut-through wraffic,
The intensity and variety of development proposed under the Town Center project also
necessitates the need to provide adequate and safe space for all modes of transportation:
vehicular, bicycle, and pedestrian.

Since this site is located within a designated Special Protection Ares, we also beiieve it is

important that efforts must be teken to reduce impervious surface area within the public and

private sections of this development. While we have strived to minimize the extent of closed
sections on the external roads, it is important to realize that these improvements will be
necessary at most, if not all, intersections associated with this development. We believe the
zpprovals deseribed In the following paragraphs reflect a reasonable balance between the often-
competing goals of ranspertation. land use planning, environmental, maintenance, and
developer interests.

. [;ternal Strect Typical Sections
We hercby approve the July, 1997 proposed typical sections for the interior public streets.

Mg ;TP gy & T ey, W
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101 Mogroe Sueet » Rockville, Maryland 20850 = 3y1217-2145, TOD 301/217-2601, FAX 201/217-2118
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Mr. Richard C. Hawthome
Site Plan No. 8-9800!
January 14, 1998

page two

IL

Iaternal Street Typical Sections (cont.)

It should be noted that there are locations within the pending plan where additional right of way

and/or easements may be necessary to provide space for public amenities, guardrail, etc. Prior to
approval of the record plats by the Department of Permitting Services, the applicant will need to
determine the requisite areas and grant thaose easements on the appropriate plats.

Clarkshure Road(A:27) between MDD 355 and the Greenway Road:

The ultimate right-of-way within this section should be the master plan width of eighty (80) feet
We believe the roadway should be reconstructed as a closed section facility as shown on the
enclosed red-line drawing (Enclosure No. 1) The thirty eight (38) feet wide pavement section
will provide a ten (10) foot wide lane for continuous left imms and one fourteen (14) foot wide
travel lane in each direction. In order to preserve the hedgerow which exists along the ngrthem
perimeter of this site, the roadway pavement should be located asymmetrically within the right
of way between the western property linc and proposed Street “M,” transitioning back to z
symmetrical section between Street “M” and Street “K” (the “Greenway” Road). As agreed
during our January 9, 1998 mter-agency meeting, we will allow thbe planting strips and the Class
I bikepath to be reduced to six (6) feet wide. The Class I bikepath should be located along the
Town Center site frontage in 2 manner to minimize encroachment on the hedgerow.

o] ial {A-3

This roadway should be constructed as a two-lane open section roadway within an eighty (80)
foot wide right of way as shown on the enclosed red-lined typical section (Enclosure No. 2). In
order to accommodate the master planned Class [ bikepath along the Town Center site frontage,
the applicant will need to hodity the standard typical section to provide an eight (8) foot wide
Public Improvements Easement and an overlapping eighteen (18) foot wide Public Utilities
Easement. The Class I bikepath and street trees along this roadway are to be located behind the
side ditch. As agreed during our smﬂ‘dmcussxons a sidewalk will not be required along the east
side of this roadway.

At the mtersection with Stringtown Road, the right of way may need to be expanded to provide a
median (to match the master planned divided section on this roadway south of that intersection.)
This detail should be determined prior to the record plat stage.

Stingtown Road (A-260)

This roadway should be constructed within the master plarmed one hundred twenty (120) foot
wide right of way. An additional Public Improvements Easement will be necessary wherever
public amenities fall outside of the public right of way. This casement will need to extend two
(2) feet beyond that amenity with an overlapping Public Utilities Easement extended an
additional ten (10) feet.

3



1-17=-1998 B:38aM FROM . .
[T

Mr. Richard C. Hawthorne
Site Plan No. 8-98001

January 14, 1998
page threc
V.  Stringtown Road (A-260) (cont.)

Between Frederick Road (MD 355) and Street “K,™ the right of way may be reduced to one
hundred (105) feet and the roadway constructed entirely closed section in an effort to minimize
the impact on the nearby historic district. As noted on the enclosed drawmg (Enclosure No. 3),
the pavement shall be tweaty six (26) fect wide with a twenty (20) foot wide median.

Due to ongoing issucs concerning the stream cri:ssing, the section between Street “Kand Strect

“C” has not yet been detcrmined. This detail will be finalized during Phase I of this project.

As reflected on the attached drawing (Enclosure Ne. 4), Stringtown Road shall be a hybrid
design (closed section median with an open section design on the outside) between Steet “C”
and Mid-County Arterial (A-305). The median width will be twenty (20) feet . The pavement
width will be twenty four (24) feet with a four (4) foot wide paved shoulder. Strect trees and the
master plamed Class  bikepath will be located behind the side ditch.

uced Radins Curb R 3

We have approved your September 17, 1997 request to permit fifieen (15) foot radivs curb
returns at specific iatersections on the interior streets of the Town Center. The approved
locations will need to be such that vehicular operations are not unduly compromised by the
reduced radius. The approved intersections have been identified during the site plan discussions
between Ms. Navid and Mr. Ronald Welke and Ms, Wynn Witthans of the M-NCPPC.

ming Measures

We support the incorporation of wraffic calming measures on the imterior streets of the Town
Center. The type of traffic calming measures proposed for use within the Town Center mclude
pavement neck-downs, raised crosswalks, and a raised intersection. Although these proposals
are unusual for inclusion in & new development, they have all been froplemented on existing
County streets in retrofit situations.  The specific locations and type of messures employed have
been discussed in meetings between Ms. Navid, Mr. Welke, and Ms. Witthans.

Special Streetscaping

Brick paved sidewalks and thirty (30) foot tree spacings are hereby approved, subject to the
developer creating and funding an “umbrella™ organization responsible for the mamtenance and
lizbility of these amenities. Prior to approval of the record plats by the Department of
Permitting Services, the developer will need to execute and record a Declaration of Covenants
for the roaintenance and liability of these improvements. This private organization shall remam
responsible for these improvements until such time as an Urban District is cstablished for the
Town Center by County Council action.
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It should be noted that we are approving these proposals on a trial basis. We reserve the right to
make appropriate modifications to these typical sections during Phase I of this site plan, based on our
experiences with thesc designs during Phase |

Thank you for your cooperation and assistance on this matter. If you have any questions or
comments regarding this letter, please contact Mr. Gregory Leck at (301) 217-2145.

Sincerely,

Office of Project Development

docs10\ymisc\cburgte.jjc
inopd\gmi\docs\cburgte jic

Enclosures (4)

cct Marc Mezzanotte; Montgomery/Kontgias Enterprises, Inc.
Steven M. Klebanoff; Clarksburg Limited Partnership
Steven Z. Kaufman; Linowes and Blocher, L.L.P.
Charles R Loehr; M-NCPPC Development Review
Wynn Witthans; M-NCPPC Development Review
Ronald C. Welke; M-NCPPC Transportstion Planning
Catherine Conlon; M-NCPPC Environmental Planning
Gwen Wright; M-NCPPC Historic Preservation
Joseph R. Davis; M-NCFPC Development Review
Stan Wong; MCDPS Subdivision Development
Sarah R. Navid; MCDPS Subdivision Development
Richard R. Brush; MCDPS Water Resowrces
Richard I. Gee; MCDPS Water Resources
Greg Cooke; MSHA Eagineering Access Permits
John W. Thompson; MCDPW&T Highway Services
Scott Wamwright; MCDPW&T Traffic & Parking Services
Gail M. Tait-Nouri; MCDPW&T Project Development
Gregory M. Lecks MCDPW&T Project Development

P.5
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DEPARTMENT OF PERMITTING SERVICES

Robert C. Hubbard

bougbs M. Duncan
Director

E_x- . *y '
County Executive January 15, 1998

Wynn Witthans

Development Review Division

Maryland National Capital Park
& Planning Commission

8787 Georgia Avenue

Silver Spring, Maryland 20910

RE: Site Plan #8-98001
Clarksburg Town Center - Phase I
" Dear Wynn:

These comments on the Clarksburg Town Center site plan supercede ny memo to you of
September 8, 1997 and should be considered in complement with the comments from the
Department of Public Works and Transportation (DPW&T) contained in John Clark's letter of
January 14, 1998 to Mr. Richard Hawthome.

Clarksburg Road

The applicant will be responsible for constructing public improvements per the DPW&T
approved cross section within one half (40 feet) of the 80 foot right of way adjacent to the Town
Center property (Sta. 9+20 to Sta. 19+70). Clarksburg Road will transition from an asymmetrical
alignment back to a symmetrical alignment from Street L to Street K (the Greenway Road). The
8 foot bike path crosses to the north side of Clarksburg Road at the Greenway Road. Therefore,
a 5 foot sidewalk will be provided adjacent to the Town Center from the southeast corner of the
Greenway Road to Sta. 19+70. No additional auxiliary lanes will be required. Note: A 150 foot
long soutbbound left turn storage lane at the Greenway Road must be under permit and
bond before approval of Phase II building permits (e.g. the entire 38 (oot roadway section

must be completed).

The channelizing islands on the Greenway Road and on L Street at Clarksburg Road as
shown in the July 1997 plans must be constructed as part of Phase 1. We will work with you and
the applicant during the storm drain and paving design/permit process to maintain the uncgnty of
the hedgerow south of L Street on Clarksburg Road.

250 Hungerfon! Drive, Sevond Floor » Rockville, Muryland 20850
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Page 2 - Wynn Witthans - Clarksburg Town Center - Phase |

Stringtown Road

The applicant will be responsible for constructing public improvements per the DPW&T
approved cross sections within one half (52.5 feet) of the 105 foot right of way between MD 355
and the Greenway Road and within one half (60 feet) of the 120 foot right of way between
Sta. 33 +50 to the Mid-County Arterial (A-305), including the bike path, which will need to be
partially located outside the right of way in a Public Improvements Easement. These
improvements will include the median curb and gutter. No additional awgliary lanes will be

required in either section,

The median island on Street C at Stringtown Road as shown in the July 1997 plans will be
required, however, the right turn channelization on Street H will not be required under

Phase I

Note: A detailed plan addressing the need for 2 turn-around provision and
driveway access to all the existing properties along the portion of Stringtown Road to be
"cut off” will be necessary under Phase IL. This "old" portion of Stringtown Road will
probably be retained as a public street, Its intersection with Street D shonld be shifted
nortbward to create a "T" intersection with the Street D loop.

Mid-County Arterial

No improvements to Mid-County Arterial will be required under Phase . Main Street will
not be connected to existing Piedmont Road under Phase I. However, prior to approval of the
record plats, the applicant must prepare 8 concept plan showing how the DPW&T approved cross
section and public amenities will be accommodated within the right of way and any neccessary
Public Improvement Easement. We will also need to see a concept plan showing how a median at
the intersection with Stringtown Road will be accommodated and its relationship to the median on
the south side of the intersection of future Mid-County Highway.

Internal Streets

Traffic Caiming: In order to promote a safe pedestrian environment and maintain slower
traffic speeds within the Town Center, we will require a series of traffic calming measures. These
include neckdowns around the Town Square area (no median islands) and raised pedestrian
crossings with neckdowns on the Greenway Road at Street O and at the future main entrance to
the shopping center, on Street O behind the Church, and on Street C at the pedestrian path
crossing. Additionally, the intersection of the Greenway Road and Main Street will be raised to -
emphasize this intersection as a pedestrian hub. We will work with you and the applicant during
the storm drain and paving design/permit process to "fine-tune" the design of these traffic calming

features. :
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Page 3 - Wynn Witthans - Clarksburg Town Center - Phase ]

Radius Curb Returns/Elirhination of Right of Way Truncations: We have endorsed the use

of 15 foot curb return radii and the elimination of night of way truncations at the majority of
intersections within the Town Center as shown in:the July 1997 plans. There may be slight

adjustments to some curb returns to accommodate the traffic calrmng features as these are
worked out in final detail.

JVld.‘ll'.l Sh..u.l f“%an f‘rncﬂnﬂ Wn An not SU?

port a
requirement at the Greenway Crossing. The Primary roadway standard mmust be maintained.

Yo lus
LY

Special Pavement Treatment: We do not support the use of special pavement treatments
either in the form of brick or other pavers or pavement coloring/texturing on the public streets.
At this time, DPW&T does not have the resources to maintain such treatments and we do not
believe it is appropriate to require private organizations to conduct maintenance within the street

itself,

Truck Access - Shopping Center: Truck Joading details and a circulation plan which
separates truck access from the residential nses and accommodates the appropriate sized

vehicles will be required when the shopping center is under site plan review.

Traffic Signal Conduit

Traffic signal conduit will be required along Clarksburg Road, Stringtown Road and Mid-
County Arterial (future). The applicant will be responsible for installing this conduit as part of the
public improvements in the right of way for those ponions of roadway to be constructed under
Phase I now (and Phase II in the future). We envision that the foliowing intersections w:]l be
ultimately signalized:

MD 355 and Stringtown Road
- MD 355 and Clarksburg Road (currently signalized)

- Strin UIELUWH Road and the G':'%ﬂﬂ‘r‘v’&} Road

Stringtown Road and Mid-County Highway/Mid-County Artmal
- Clarksburg Road and the Greenway Road
- Clarksburg Road and Mid-County Artenial

The applicant must contact the Division of Traffic and Parking Services for design, location and
other specification details for the roadway and intersection conduit needed along and across those
portions of roadway to be constructed under Phase I :



Page 4 - Wynn Witthans - Clarksburg Tawn Center - Phase [

I look forward to working further with you, the applicant and the "Development Review
Team" as this project progresses. Please call me (301-217 -2088) if you have any questions or
need clarification of our comments.

Sincerely,

et R Vand

Sarzh R. Navid, Traffc Engineer
Division of Land Development Services
Department of Permitting Services

srmiclarks2.wp

cc:  Steven M. Klebanoff - Clarksburg Limited Partnership

Marc Mezzanotte - MK Enterprises

Steven Z. Kaufman - Linowes & Blocher
Stan Wong - MCDPS - Land Development Services

Richard Gee - MCDPS - Water Resources
Cratt Watenumicht . MOCTIPWET Traffic & Parkin Q ervices

DU YT QLWL T iTAl drs VIbh s Siluiie o o L

John Thompson - MCDPW&T Highway Scmces
Greg Leck - MCDPW&T Office of Project Development



MONTGOMERY COUNTY DEPARTMENT OF PARK AND PLANNING

THE MARYLANDWNATIONAL CAPITAL
PARK AND PLANNING COMMISSION

8787 Georgia Avenue
Silver Spring, Maryland 20910-3760

January 14, 1998

MEMORANDUM

TO:- Wvnn Wﬁﬂ-\qnc Planner

T ALY YF kil ACAL Ak A wrd

Development Review Divisj

VIA: Ronald C. Welke, Coordipdto
Transportation PlanningM

FROM: Ki H. Kim, Plann KH,{{
Transportation Pl

SUBJECT: Clarksburg Town Center 1A-1B Site Plan 8-98001

This memorandum represents Transportation Planning staff*s review of the subject site plan.
This site plan consists of 768 residential units: 75 single-family detached, 295 townhouses, and 398

ctha Remt Toavr Montar davralanemant ta e samseldoend Fae aito mlam aramecoaral

ml.uu-m.umy units. This is the first Town Center de veiopnent 1o be CONSIAETea 107 sile pian approvail
by the Planning Board and includes some new concepts in neo-traditional neighborhood traffic
planning; e.g., smaller curb radii, counting on-street parking to partially meet code requirements, and
traffic calming measures to enhance pedestrian safety and control vehicle speeds.

endati

Based on our review of the transportation-related conditions required for approvals of the
project plan and preliminary plan of the Clarksburg Town Center, and in accordance with the
requirements of the Maryland State Highway Administration (SHA), the County Department of
Public Works and Transportation (DPWT), and the County Departinent of Permitting Services
(DPS), staff recommends the following roadway improvements as conditions of approval for the

proposed site plan:

The following three roadway improvements are required as conditions of approval to satisfy
the previously assessed APFO review and the phasing requirements:



1. Reconstruction of the southbound right-turn lane along Frederick Road (MD 355) at
Clarksburg Road (A-27) to provide a “free flowing” movement after the 44th building

permit.

9. Construction of the northern half of Stringtown Road (A-260) from Frederick Road
(MD 355) to Greenway Road ( the southern access road of the commercial site),
construction of Greenway Road between A-260 and Main Street (P-5), and construction
of P-5 across the stream valley into the remdentlal area north of the stream valley after

the 400th building permit.

Construction of a northbound right-turn lane along Frederick Road (MD 355} at
Stringtown Road (A-260) after the 400th building permit. As a part of this construction,

the applicant must participate in a roadway improvement project to reduce the over .
rmetian]l mries that currently limits sieht distance on northbound Frederick Road

1
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(MD 355) approaching Stringtown Road so as to provide sight distance acceptable to the
Maryland State Highway Administration (SHA).

()

The following four roadway improvements are recommended as conditions of approval to
address transportation issues associated with the subject site plan.

4. Construction of Greenway Road between Main Street (P-5) and Clarksburg Road (A-27)
to provide site access.

5. Reconstruction of the southern half of Clarksburg Road (A-27) between Frederick Road
(MD 355) and Greenway Road in accordance with the description as provided in this
memorandum for site access.

6. Reconstruction of Stringtown Road (A-260) to provide deceleration lanes per
DPWT/DPS requirements at all intersecting roadways, consistent with the ultimate
Jocation of Stringtown Road (A-260) between Greenway Road and Midcounty Arterial
(A-305) for site access.

7. Provision of traffic calming measures; e.g., 15-foot curb radii, intersection chokers,
raised crosswalks, within the internal streets in accordance with DPWT and DPS design

requirements.

Descriptions of Roadways

The applicant must construct the roadways in accordance with the following descriptions of
each roadway:

1. Clarksburg Road (A-27) shall be a three-lane, 38-foot wide closed section roadway with
a six-foot Class I bikepath on the south side and a sidewalk on the north side, offset
within an 80-foot right-of-way between Frederick Road (MD 355) and Street “M”,

2
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transitioning to a symmetrical section berween Street *M” and Greenway Road so as to
preserve an existing hedgerow. Clarksburg Road shall taper to a 32-foot-wide, open
section roadway with four-foot shoulders within an 80-foot right-of-way between
Greenway Road and Midcounty Artenial (A-3035).

2. Stringtown Road (A-260) between Frederick Road (MD 355) and Greenway Road shall
be a four-lane divided closed section roadway with two 26-foot travel ways, a 20-foot
median, a Class I bikepath on the north side, and a sidewalk on the south side withina
110-foot right-of-way. The reduced right-of-way of 110 feet is in recognition of the
Planning Board’s Project Plan requirement to locate the right-of-way for Stringtown
Road outside of the Clarksburg Historic District and the staff agreement to locate the
northern edge of the right-of-way a minimum of 20 feet from the edge of the existing

* historic house. Stringtown Road shall be a four-lane divided hybrid section roadway with
two 24-foot travel lanes, four-foot paved shoulders, a 20-foot median with curb and
gutter, a Class I bike path on the north side and a sidewalk on the south side within a
120-foot right-of-way between Greenway Road and Midcounty Arterial.

3. Midcounty Arterial (A-305) shall be a two-lane, 32-foot open section roadway with four-
foot shoulders and a Class I bikepath on the west side within an 80-foot right-of-way -
between Clarksburg Road (A-27)and Stringtown Road.

4. Greenway Road shall be a two-lane closed section roadway with a Class I bikeway on
the east side, and a sidewalk on the west side; 28 feet wide with parking on the east side
between Stringtown Road (A-260) and Main Street (P-5), and 36 feet wide with parking
on both sides between Main Street (P-5) and Clarksburg Road (A-27).

Discussion on Maryland State Highway Administration’s Concern

In order to provide a desirable sight distance on Frederick Road (MD 355) at Stringtown
Road (A-260), the Maryland State Highway Administration recommended reduction of the over
vertical curve along porthbound Frederick Road (MD 355) in connection with the subject site plan.
Since the applicant is required to provide a northbound right-turn lane at this intersection, staff
considers that these two improvements should be coordinated. The improvement to reduce the
vertical curve should be available as a participation project at the time of the 400th building permit.

Accommodation of On-Street Bicycles

DPWT has expressed a desire to make all roadways in Montgomery County “bicycle
friendly;” i.e., that on-street bicycle activity is both available and safe for cyclists who choose to ride
in the roadway. DPWT cites the Bicycle and Pedestrian Planning/Design Guidelines for Maryland's
Transportation Projects published by the Maryland Department of Transportation, State Highway
Administration. This issue was raised after the Development Review Committee had reviewed the
site plan, but the concept is not consistent with our Master Plan of Bikeways that is to be presented
to the Planning Board soon. The idea also is contrary to the Special Protection Area (SPA) status of
~ the Clarksburg Town Center that requires that impervious surfaces be kept to a minirnum to preserve

the quality of streams in the area.



Given the arterial status of Stringtown Road (A-260), staff has agreed with DPWT that on-
street bicycles should be accommodated in addition to the master-planned Class [ off-street bikeway.

Clarksburg Road (A-27), although classified as an arterial 1s expected to function more as
a collector street. We have reached a compromise solution between staffs to provide a wider roadway
(38 feet vs. 36 feet) to accommodate on-street bicycles, but to provide a narrower off-street bikepath
(6 feet vs. 8 feet) so as to maintain the same amount of pavement.

Staff of our two agencies have reached agreement regarding the ultimate cross section for

Midcounty Arterial (A-305): a two-lane cross section (32 feet) that includes two 12-foot travel lanes
and

four-foot paved shoulders.

Roadway Improvements as Conditions of Approval for Project Plan, Preiiminary Plan, and
Phasing Requirements

The following roadway improvements were those required in the Project Plan of the
Clarksburg Town Center:

1. Reconstruction of the southbound right-turn lane along Frederick Road (MD 355) at
Clarksburg Road (A-27) to provide a “free flowing” movement.

2. Construction of eastbound and westbound lefi-turn lanes along Clarksburg Road (A-27)
at Frederick Road (MD 355).

3. Construction of a northbound right-turn lane along Frederick Road (MD 355) at
Stringtown Road (A-260).

4. Restriping eastbound Comus Road to provide an exclusive lefi-turn lane at Frederick
Road (MD 355).

5. Providing safety improvements along Stringtown Road (A-260) per conditions of Project
Plan Approval. . '

6. Participation in the Gateway 1-270 Office Park road improvements - widening Clarks-
burg Road (A-27) to four lanes between 1-270 northbound off-ramp and the entrance to
the Gateway 1-270 Office Park .

These were modified at Preliminary Plan to include the following APFO requirements. The
following phasing requirements are conditioned upon issuance of building permits for the prelimi-

nary plan:

1. The first 44 dwelling units without any off-site improvements.

2 After the 44th building permit, the developer must start reconstruction of the south-
bound right-turn lane along Frederick Road (MD 355) at Clarksburg Road (A-27) to
provide a “free flowing” movement.



3. Afier the 400th building permit, the developer has two options:

a) Construction of Stringtown Road (A-260) from Frederick Road (MD 355) to the

' southern access road of the commercial site {commercial access road between A-260
and Main Street (P-5) and construction of P-5 across the stream valley into the °
residential area north of stream valley, or

b) Construction of Stringtown Road (A-260) from Frederick Road (MD 355) to the
northern access road of the residential development.

Construction of a northbound right-turn lane along Frederick Road (MD 355) at
Stringtown Road (A-260) should be included in this phase with either option.

4. After the 800th building permit, the developer must start construction of the remaining
section of Stringtown Road (A-260) to Midcounty Artenial (A-305), and intersection
improvements at Frederick Road (MD 355) and Clarksburg Road (A-27) (MD 121) to
construct eastbound and westbound left-turn lanes along Clarksburg Road (A-27).

5. Construction of Midcounty Arterial (A-305) from Stringtown Road (A-260) to Clarks-
burg Road (A-27) must begin when the developer starts building any of the residential
units on Blocks 11, 12, 13, and the northern half of block 10, as numbered per Prelimi-

nary Plan approval.

The roadway improvements recommended as conditions for approval of the subject site plan
are developed to meet the project plan and the preliminary plan requirements and to address
additional transportation issues which DPWT, SHA and staff consider are necessary to provide a safe

and efficient roadway system for the subject site plan.

KHK :kew
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Telephone (301 279 3425

December 31, 1897

Mr. William H. Hussmann, Chairman
Montgomery County Planning Board
Montgomery Regional Office
8787 Georgia Avenue
Silver Spring, Maryland 20910

' Ny

Dear Mr. HussmanW
‘ Re: Clarksburg Town Center

Site Plan # 8-98001

This regards the referenced site plan located within the Clarksburg Town Center of the
approved and adopted Clarksburg Master Plan. | understand that this plan is to be
reviewed by the Montgomery County Planning Board on January 22, 1998.

You will recall that | wrote to you in September 1935 when the MCPB considered the
preliminary plan of subdivision for this property. At that time, | explained that MCPS was'
pleased that a creative solution had been found for the park/school site configuration. We

N s | rovmmrren e el bt am bhat el alde fAar cran AF e alarmantan: osbasl e bm
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located on parkiand, maintained by park staff, and most importantly, that these playfields
would be available for exclusive school use during normal school hours or for school-

sponsored functions.

We appreciate the additional information provided by the applicant, which MCPS needs to
satisfy concems about the constructability of the site for an elementary school. Soil borings
and geotechnical analysis were provided at two locations on the land to be dedicated. It
appears that the applicant intends to raise the elevation of that portion of the site proposed
for locating the building element by depositing approximately 15 to 20 feet of fill in some
locations. Prior to dedication, MCPS proposes that the appiicant conduct a testing
program, the final report signed and sealed by a registered professional engineer,
authenticating the adequacy of deposited soils to support typical building foundation loads.

MCPS continues to prefer that the land dedication be made directly to the Board of
Education. | am again requesting that this 8-acre parcel be deeded directly to the Board of
Education by the developer foliowing the usual procedures for subdivision approval and
recordation of a plat for the site. This fand is being provided solely for schoo! purposes and
as such should be titled to the Board of Education. At such time as the Board of

Education’s Capital improvements Program is funded for a school to be constructed here,

Rl Ve B 1R Nflepreatas it TN N C 2= Y

Parks Division can exchange this B-acre parcel for another 8-acre parcel within the site as
shown on the enclosed exhibit.



Mr. William H. Hussmann -2- December 31, 1997

M-NCPPC has agreed to apply to the Board of Public Works for permission to exchange
the new dedication for the area needed for the school building, parking, bus drop-off,
basketball court and playground following site plan approval. However, there is some risk
that the Board of Public Warks may not approve such a conveyance, since MCPS would
not have title to land to effect a land exchange. If the land is dedicated directly to MCPS, -
the dedicated land can be provided to M-NCPPC for interim use through a lease at nominal
cost as we have done at many other future school sites.

You also should know that the State of Maryland's Public School Construction Program will
reimburse the Board of Education only for costs incurred in connection with on-site school
development. In other words, the land must be titled to the Board of Education to be

eligible for state reimbursement. if the Board of Education were to develop playfields on M-
NCPDRC sroperty for icint usage. the State of Maryland would declare those off-site

NLFMw pliupa Lj fw JUiit doays, Uit
development costs to be ineligible for reimbursement. | suggest that the land designated-

as playfields for the new school be deeded to the Board of Education as part of the land
exchange contemplated. This would not preciude the Board of Education from striking an
arangement to provide for jeint usage and maintenance responsibility after the
development has occurred. If you wish, we can agree to reconvey the fields to M-NCPPC
after development is complete and the funding reimbursement has been received from the

state.

| hope that we.can reach an amiczble agreement on the terms and conditions for
dedication. Thank you for your attention to these comments.

Sincerely,

William M. Wilder, Director
Department of Facilities Management

WMW:sw

Enclosure

Copy to: /

Ms. Witthans /
Ms. Schmieler
Ms. Turpin
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January 13, 1998

William H. Hussmann

Chairman

Montgomery County Planning Board
8787 Georgia Avenue

Silver Spring, MD 20910

Dear Mr. Hussmann:

The Montgomery County Historic Preservation Commission (HPC) understands that the
Planning Board will be taking up the review of a proposed Site Plan for the Clarksburg Town

Center project at your January 22, 1998, meeting. We wish to offer a number of advisory

comments and recommendations on this Site Plan, which is directly adjacent to the Master Plan
Clarksburg Historic District.

The Clarksburg Town Center project has a long history and has been discussed
extensively by the HPC. On March 11, 1992, the HPC discussed the proposed Clarksburg Master
Plan which addressed the Clarksburg Town Center development as one of the major components
in the plan. On March 22, 1995, the HPC reviewed a Project Plan application for the Clarksburg
Town Center and developed comments to transmit to the Planning Board. Most recently, on
December 17, 1997, the HPC reviewed the current Site Plan application.

It is very important that the final plah for the Clarksburg Town Center do
everything possible to respect and protect the character of the Clarksburg Historic District
- this has been a significant goal since the beginning of the Clarksburg Master Plan

process. At the time of the Project Plan review of the Clarksburg Town Center project, a
nimber of concems relating to historic preservation and the Clarksburg Historic District were

identified. These are reflected in conditions that the Planning Board included in their approval of
the Project Plan:

. The right-of-way for Stringtown Road (as a four-lane arterial with a planted median strip)
will be located outside of the Historic District with a transition to the center line of the
* existing roadway north of the crossing of Little Seneca Creek.

. Redgrave Place’s extension to the east will include a minimized right-of-way of 50 feet
with only two paved lanes and no on-street parking in the Historic District.
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. If the right-of-way is available, the developer of Clarksburg Town Center will construct
the extension of Redgrave Place in the Historic District. If and when the land is made
available, the developer will share direct moving expenses only for relocating an existing
historic house that is in the right-of-way. If the developer and property owner who is
dedicating the right-of-way agree, the developer will make avatilable an identified outlot
to be merged with a portion of the adjacent parcel so as to create another lot.

. Access easements to future public sewer will be provided for structures in the Historic
District. These easements may be located at the intersections of Stringtown Road and
Frederick Road, and Redgrave Place extended and Fredenck Road.

. The headstones from the Clark Family Cemetery, which are currently being stored at
Little Bennett Park, will be incorporated into an interpretative exhibit that will be located

in a small park at a prominent location in the development.

. Increase the setback of the proposed public street located next to the historic church to 30
feet and provide screening for the existing church cemetery. Do not have a tot lot next to
the church and maintain this area as open space to provide a link to the church property.
The size of lots and setbacks of the proposed development must match, approximately,
the development standards in the R-200 zone for building setbacks and width of lots
along the southeastern boundary of the site within the Historic District.

The Site Plan for the Clarksburg Town Center project addresses a number of the historic
preservation issues and concerns that were raised during the Project Plan, but a few still remain

unresolved. These are as follows:

. the exact right-of-way design for Stringtown Road at Route 355,

. the lighting of this intersection, '

. the timing and implementation of the extension of Redgrave Place to the east of
Route 355,

. the details of the design for the area commemorating the Clark Family Cemetery,

. the number of lots adjacent to the historic district,

. buffering of these adjacent lots.

These issues are still of major concern to the HPC and were discussed in detail during
their December 17th meeting. However, the Commission is hopeful that many of these concerns
can be resolved. Our advisory recommendation to the Planning Board is that certain
conditions be included in the Site Plan approval that will address the concerns noted above.

These conditions are as follows:

1. The right-of-way for Stringtown Road at Route 353, including any public utility easement
adjacent to the right-of-way, should be no closer to the historic Day House than 20 feet

from the side wall of the building (excluding the porch.)
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Lighting at all road intersections, and especially at Stringtown Road and Route 355,
should be designed to have a minimal impact on the Clarksburg Historic District. The
lighting - both fixtures and intensity - should be compatible with the historic and

residential character of the area.

Carry forward the Project Plan condition regarding the extension of Redgrave Place to the
east of Route 353 in the Historic District. The HPC hopes that negotiations will continue
between the developer of Clarksburg Town Center and Aric Rudden to resolve dedication
of the right-of-way for Redgrave Place extended. Any relocation of the historic house in
the right-of-way would need to come back to the HPC as a Historic Area Work Permit.
As stated in the Clarksburg Master Plan, the relocated historic house must stay in the
Clarksburg Historic District and must be oriented to Frederick Road as it is at present.

A design for an interpretative marker which includes two stones from the Clark Family
Cemetery headstones has been submitted. This design is acceptable as long as it offers
adequare protection of the headstones from weather deterioration and as long as the text
of the interpretative marker is reviewed and approved by the HPC prior to fabrication. It
would also be desirable for the marker to be located in a more central area and better
integrated into the public open space that is being provided.

The Project Plan condition regarding the lots adjacent to the Clarksburg Historic District

-should be upheld. The means that one lot should be deleted from the single family home

area directly adjacent to the Clarksburg Historic District, so as to fulfill the Project Plan -
condition of approximating R-200 zone lot width standards (100" wide at the building
facade line). The current proposal shows six lots that are contiguous with the Historic
District and they range in width from 65’ to 120", with an average width of 83". If this
was dropped to five lots contiguous with the Historic District, the lots would range in
width from 80' to 120" and have an average of width of 100".

The current Site Plan shows a 50' foot building restriction line along the rear yards of the
new single family lots adjacent to the Historic District. In addition, to this building
restriction line, adequate landscape buffering should be designed between the structures
in the Historic District and the new houses. The buffering should include preservation of
existing trees, as well as planting of additional mixed evergreen and deciduous new trees

along the rear of the new lots.

Thank vou for the opportunity to offer these advisory recommendations. We look

forward to working with the Planning Board on the implementation of the Clarksburg Town
Center project, and on the preservation of the Clarksburg Historic District.

Sincerely, I
0 / pd

Gedrge Kbusouias

Chair, HPC
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TO: Wynn Witthans, Development Review Division

VIA: Terry H. Brooks, Ch_ief, Park Planning and %ﬁmvision

FROM: Tanya Schmieler, Countywide Planning Division =
William E. Gries, Land Acquisition Ofﬁcer,(,\r&ﬁ :

SUBJECT: Clarksburg Town Center: Site Plan # 8-98011

The Clarksburg Town Center Site is located adjacent to the developed 13.7 acre Kings
Local Park Site and includes dedication of a greenway and a park/school site. Kings Park
currently includes two athletic fields, a pond, a small playground and two parking areas. Site
Plan # 8-98011 proposes path connections to Kings Park and a natural surface path through the
greenway, as well as a proposal to add play equipment to the Park. These improvements as well
as the greenway plan, are agreeable to park staff with the recommendations included below.

Recommendations:

1.

That all conditions approved by the Planning Board on September 28, 1995 pertaining to
the parkland in the Clarksburg Town Center Preliminary Plan be adhered to, including

the following:

a.

That requirements pertaining to all parkland dedication be adhered to, including
the dedication of the future school site to M-NCPPC which is to be held until such
time as funds are added to the County Capital Improvements Program for school
construction.

That the applicant will provide site grading, infield preparation and seeding of
replacement athletic fields on the approximately 8 acres of dedicated park/school

" land at a time which insures that there will be no disruption in the continued use

of the existing athletic fields prior to completion of the replacement athletic fields.
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That the specific future location of all proposed facilities on parkland ( playground and
pathways) be staked in the field and subject to the concurrence of park staff.

That the construction of the playground and pathways on parkland adhere to park
specifications and that engineering plans-be submitted and approved by the Park Planning
and Development Division and a park construction permit be obtained prior to starting

any work.

That King’ s Pond not be utilized for ston:ﬁwater management facilities, and that plans for
the sand filter adjacent to the greenway be submitted to PP&D engineering staff for

approval.



MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMISSION
FOREST CONSERVATION PLAN RECOMMENDATIONS

TO: Wynn Witthans

Development Review Division

SUBJECT: Final Forest Conservation Plan # 8-98001

Site Plan_Clarksburg Towp Ceptey Phase la and b

NR1I/FSD # 4-94162 ™

The subject Forest Comnservation plan has beén reviewed by the Environmental Planning
Division to determine if it meets the regquirements of Chapter 22A of the Montgomery County
Code (Forest Conservation Law). The following determination has been made:

X Adequate as submitted
Inadequate for evaluation. The following items must be submitted:

Forest Conservation Plan Drawing Forest Conservation worksheet
Approved NRI/FSD Map Develcocpment Program
Justification for afforestation/reforestation method
Qualifications of Preparer(s) Long term protection methods

Other

——

—

RECOCMMENDATIONS

Disapprove for reasons cited in comments below.
Revise according to the comments specified below.
X Approve subject to the following conditions:
X  Required site inspecticns by M-NCPPC monitoring staff (as specified in "Trees
Technical Manual")
X Approval of the following items by M-NCPPC staff prior to DEP issuance of the
sediment and ercsion control permit: :
Tree Protection Plan '
X Afforestation/Reforestation Planting Plan (see Comments)
X  Submittal of financial security to M-NCPPC prior to clearing or grading.
X Record plat to show appropriate notes and/or easements. Agreements must b
approved by M-NCPPC staff prior to recording plats.
X Maintenance agreement to be reviewed and approved by M-NCPPC staff prior to
first inspection of planted areas.

other

1

=
=

_ X Comments:
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SIGNATURE: (Wﬁrﬂ-‘v——” DATE:_1/15/398
Environmental Planning Division
cc: Rob Cohen, MK Enterprises for the applicant

FCPR r 1/16/57



AUG 2 1 1997 Peter L.M. Heydemanh,
: 9435, Gentle Circle

LE U LL’ . ) -
DeveioplnE\egnt Rgiew Diviston " / Gaithersburg MD 20879

/ Phone (1) 301 963 2609

/ - (0)301 975 4500
/ E-mail Peterbey(@bellatlantic. net
|

\ August 19, 1997

N
Maryland National Capital Park and Planning COMM

Department of Planning - Development Review Division
. 8787 Georgia Avenue
Silver Spring Md 20907

Subject: Project: Clarksburg Town Center - Phase 1
MNCPPC #8-98001

I am the owner of Lot 16 of Brinkley’s Subdivision on Stringtown Road in Clarksburg. The
Composite Site Plan provided by Montgomery/Kontgias Enterprises, Inc. shows a realignment
and widening of Stringtown Road. At the northern end of my lot most of the required land is
taken from my land. I certainly object to the use of my land for a road that is being widened and
realigned for the benefit of the developers of the Clarksburg Town Center. The widened and
realigned road can easily be accommodated on the developers property, if the developer would
move his development some 250 feet to the northwest and would dedicate a wider strip of land
for the road. There is nothing in the lay of the land that would preclude this. Planning to use my
property is just a way to get additional land cheaply and I strongly object to that.

Please, inform me of the Planning Board hearing data and time. I wish to protest this plan in
person.

Thank you very much for keeping me informed.

N (AAAA_

Peter'Hey
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Clarksburg Civic Association
P.0. Box 325

;ﬁlﬁlﬁ{]rp N nﬁ:l,ﬁ\ Clarksburg. Maryiand 20871-0325

S DEC 09 1597 [” \\__,/
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Coveiopment Raview Division

December 6, 1997

William H. Hussmann, Chairman
The Marvland-National Capital Park and Planning Commission

8787 Georgia Avenue
Silver Spring, MD 20910-3760

Chairman Hussmann:

The following comments have been reviewed and endorsed by the Clarksburg Civic Association’s
(CCA) Executive Committee. Three members of the Clarksburg Civic Association held a meeting
with Wynn Witthans to discuss these comments. The members are David Post, Richard Strombotne,
and Lynne Rosenbusch. The comments are for the Clarksburg Town Center Site Plan Review and

include statements of understanding. questions, and recommendations.

General Comments

1. The CCA understands that this phase of developthent represents 775 (60%) of the houses
planned for the Town Center with a density of approximately 6.5 dwelling units per acre.

5
than 50% from the Preliminary Plan as follows:
Preliminary Plan  Site Plan
> From one family detached zoning - 100 50
» From other residential zoning 30 15
> From any street 30 - 10
3. The CCA understands that _._c z_...he. of pri p jvate roads have been reduced to two. The
frontage roads are private 1o allow for assigned parking. -
4. Please ensure that the plavgrounds and tot lots be handicap accessible.

It is the CCA’s understanding that the minimum building setbacks have been reduced by more
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Clarksburg Civic Association
P.Q. Box 325
Clarksburg. Maryland 20871-032%

The CCA understands that the existing house at the intersection of MD 355 and Main Street
is to be relocated into the Historic District. :

The proposed alignment of Stringtown Road at MD 3535 goes through an historic house.
How will this alignment be changed?

A Hrtviwa —-n POF.Y Y wWa EDHW\ 1 TARNC
Sl LIElL -'Jl Way s TY 1 1 ylup'uo
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site. What is the intentios of thi

Parking for some of the townhouses (1.e., lots 19-25, Block G and14-18, 43-48, Block F)
appears inadequate or too far away.

What is planned for "CW =1" (Parcel “"D") in the parking island?

The trash cart enclosures are a wooden fence, which will fall into disrepair over time. A
masonrv fence would hold up much longer.

The CCA recommends handicap curb cuts at each intersection. Only some are shown.

Will there be covenants regulating the tvpe and heights of fences allowed? A uniform fence
tvpe is more atractive than a hodge podge.

A large portion of the parking is located along the greenway road. That is a long walk to
homes for some residents and guests.

The CCA applauds the amount and large sizes of landscaping indicated and the developer's
willingness 10 invest so much in landscaping The Townhouse Mews Garden is especially
attractive, however it does not provide barrier free access for the handicapped.

Are there details for the bioretention ponds, tree protection, and reforestation?
The existing tree on MD 355 at the intersection with Main Street needs to be saved and

should be protected from construction. No protection is indicated. It appears thata retaining
wall will be required to protect the cnitical root zone.

20f6
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Clarksburg Civic Association
D.0. Box 325
Clarksburg. Maryland 20871-0325

-

The culvert design for the Little Seneca Cresk tributary crossing is insensitive to the stream
vallev buffer. A bridge would have less impact on the stream and allow wildlife and people 10

pass under it.

There are a lot of 2:1 slopes at the stream crossing which again are difficult to maintain.

2:1 slopes at the sand filter (Block G) are difficult to maintain with mowers. The CCA
suggests that the 2:1 slopes be plarted with a low maintenance groundeover.

What kind of long-term maintenance is proposed for the sand filters? Who will be
responsible for this maintenance?

Some driveway slopes are very steep {up to 11%). A gentle (5% maximum) slope aliows
people to open their car doors without it swinging back on their legs.

Some parking lot slopes are too steep for the same reason (Parcel "B", Block A and Parcel
"A", Block D).

The quantity of screening that is proposed for the pump station is adequate. The CCA
suggests changing the type of trees from so many dec1duous 10 more evergreen trees and

shrubs

Many of the plants specified are not recommended for Northern Montgomery County for

Various reasons:
. Deodar Cedar - not hardy to zone 6.
. Winterking Howthorn - has very sharp thorns. One is located dangerously close to the

hiker/biker trail near the pump station.

Crhwedlar: Manle - leaf scorch due to hi hmh temperatures (_Q‘ serious),

Pl ¥V el d avauy T T Al WAL WAE W

. Milkyvway Kousa Dogwood - Discula Anthracnose has appeared on the Chinensis
varieties. Suggest using another Kousa Dogwood.

. Gingko - Females have very messy and malodorous fruit. Specify a male clone.

. Scarlet Qak - not as tolerant of adverse conditions as Northern Red Oak.

. Canadian Hemlock - Wooly Adelgid is a serious insect problem, which will kill the

tree.

. Austrian Pine - severe dieback due to Diplodia tip Blight, a disease.
. Azaleas are located in full sun. They prefer shade.
. Plant "PLO" is not in the plant list

3of6
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Ciarksburg Civic Association
P.0. Box 325
Clarksburg. Maryland 20871-0325

Several of the plants specified are a preferred source of food by our IocaI deer population and
will be eaten:

. Azaleas
. Yews
. Daylilies

The guving detail shows three guy wirss that look like 2 potential hazard 1o unwary
pedestrians. These should be flagged with 1" diameter PVC pipe or other highly visible
material, '

Tree wrap is no longer recommended for tree planting. Damaged bark can be hidden under
tree wrap.

There is an excessive amount of muich shown around shrub and perennial beds. This makes

- for unnecessary weeding.

Outdoor Lighting Review

1.

2

Currently, in Clarksburg the Milky Way is still visible in our night sky. The CCA would like
to preserve this night skv for all the citizens to enjoy. This can be accomplished and still allow
the Town Center to be adequately lit by lights pointing down rather than up. In addition, the

cost associated with lighting is primarily the labor cost 1o install and the cost of the electricity
1o run the lights. The electrical costs are minimized by using a highly efficient luminaire and

glare is reduced by proper shielding.

The site plan shows an acom light fixture. The type of lamp is not specified. Due to
inadequate shielding this fixture produces much glare and can be a safety issue, especially to
our older citizens who are more sensitive to glare. This is not acceptable The CCA strongly
recomumends that a full cutoff light needs to be specified.

The CCA strongly recommends lighting from luminaires that light only the ground uniformly,
not the sky (full cutoff luminaire). The luminaire needs to be efficient to operate (measured
bv lumens/watt). Low pressure sodium is the most efficient cornmonly available luminaire
that has the added feature of not losing efficiency over its lifetime. We realize that color
rendition is lost, but that is not critical for the Town Center. (High pressure sodium is also
acceptable.) The lighting needs to be of uniform density at the level of 1 footcandle or less.

40f6



Clarksburg Civic Association
P.0. Box 325
Clarksburg. Maryland 20871.0325

This tvpe of lighting, if properly installed, provides little glare and would be adequate for
purposes of the Town Center.

Multi-use Trail, Pedestrian., and Bicycle Issues

1. The CCA appreciates the Clarksburg Greenway Trail which will connect Little Bennett Park
with the extended Magruder Trail. The Clarsturg Greenway Trail should be a popular trail
Aab mF sl rens] B Q font ta

caal - st Al vimmmn Dlanea mmmerda thea ves, 1Y fua
WILI @ vdlICLY U1 WOSid. 4 rwddw consiaer un..l;a.‘.u.us L.uc widul O Wiis Tall O0m o I8Stio 1vseet

to accommodate the users.

The Master Plan calls for a bikeway on Suingtown Road. None i is indicated. The CCA
recommends paved shoulders as an alternative.

2

The Master Plan designates Main Street as a Class 5 bicyvcle facility. The design of Main
Street does not appear to accommodate this use in a safe manner. We understand that the 10
foot per lane width and parailel parking on Main Street are for traffic calming. People wili
ride bicvcles a safe distance to the left of any parked cars which will probably be up the
middle of the lane. This will surelv calm traffic also! Please consider other alternatives.

[F))

3. There needs to be bicvcle’pedestrian access to the new elementary school from all parts of the
Town Center. In addition, crosswalks and pedestrian signals need to be installed at
intersections with the roads surrounding the Town Center and at major intersections within

the Town Center.

5. There needs to be pedestrian/bicycle access 1o the future transit station.

6. The "Inverted U bicycle racks which are specified are acceptable.
7. Between MD 355 and Burnt Hill Road, Clarksburg Road is designated as a Class I Bikeway.

However, due to the number of planned intersections, this is not safe. Please consider
changing the designation to a Class I Bikeway. The current berm and trees need to be kept.

8. Sidewalks with right angle turns will cause grass wear. The CCA suggests providing radii or
angled intersections.

5. The path svstem around the Ponds in Parcel "B" looks good.

50f6
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Cilarksburg Civic Association
P.0. Box 325
Clarksburg. Maryiand 20871-0325

-~

10. The natura) trail in the greenwav crosses some low areas where footbridges may be necessary.

Sincerely vours,
yrus
John Fauerby /

Vice President
Clarksburg Civic Association

cc:
Nancy Dacek, County Council
Steven Klebanoff, Managing General Partner
Lyn Coleman, Community Planning
Wynn Witthans, Deveiopment Review
Sarah Navid, Traffic Review and Planning -
Jim Sebastian, Planning Board
Gail Tait-Nourl. Senior Planning Specialist
Steve Howie. President. Clarksburg Civic Association

6 of 6
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William H. Hussmann, Chairman m}b U
The Marvland-National Capital _Park and Planning Commission Dov e!or"""" Pev;ew Division
The Montgomery Countyv Planning Department
8787 Gegrgiz Avenue
Silver Spring, MD 20910-3760

Chairman Hussmann:

The Clarksburg Civic Association (CCA) commends the effort of the Montgomery County
Planning Department in preparing the staff draft of the Master Plan of Countyvwide Trails and
Bikewavs, August 1997, We recognuze this as a comprehensive county wide plan of trails and

bikeways for Moatgomery County.

The CCA is especially pleased with the planning of the hard surfaced extension of the Magruder
Trail from Damascus through Clarksburg's Ovid Hazen Wells Park and on o Black Hill Regional
Park. We are pleased with the planning of the hard surface Clarksburg Greenway recreational

ratl from the extended Magruder Trail through Clarksburg's Town Center to Lirtle Bennent

Regional Park. We are happy to see the planning of the Ridge Road trail connecting the
Clarksburg area with Germantown. The CCA would like to see these trails implemented since
they m’ll help satisfv the recreational needs of northern Montgomery County by linking the

...................... tha rapinmal maclee afsha pran Tha
EIU\VIUH communities with the r€gicaal parns o1 tne¢ aréa. 1nc uatl: will pfﬁ‘v'idf a safe comidor for

children and adults to bicycle or hike from their homes to their parks. We believe the entire
county will benefit by these trails and will enjov using them.

The CCA also hopes that [-270/MD 355 Bikewav Corndor wiil be refined, designed, and
implemented. This will greatly improve the safety of bicycle commuters from Clarksburg reaching
their work in Germantown, Gaithersburg, and Rockville. It will also enhance future opportunities
of bicvcie commuters who live to the south and will someday work in Clarksburg. We believe the
[-270.-MD 3335 Bikewayv Comdor wiil also be used by the recreational bicvclist to reach the
recreational trails that will someday exist in the northern part of Montgomery County. Lastly, this
corridor is important in providing multimodal transportation in the regional context berween
Montgomeny and Frederick counties. As vou know, bicvcles can play an imporant role in helping
to reduce traffic congestion if safe and well designed bicvele facilities are in place. -
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Clarksburg Civic Association
P.0. Box 325
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The CCA also encourages the addition of a Bikeway Corridor from Lavtonsville, through
Damascus, and on to Clarksburg. The northeastern area of the county is growing and the current
and future citizens of this area should have similar access by bicyvele from their homes to their
employment locations as do other areas of the county.

The CCA encourages both the recreational trails and the bikeway corridors be designed and
implemented as scon as possible (inthe next few years). They wiil be easier to put in place prior
to the build out of Clarksburg. They will attract both businesses and home owners to this area.
They will also showcasé Montgomery County's commitment to the recreational and transportation
needs of its citizens. The trail system will also attract tourists from throughout the region,
including Northern Virginia, and bring their dollars to the local businesses of Montgomery County.

The CCA encourages the development of the trails and bikeways throughout Montgomery County
as shown in the Master Plan. .

Sincerely vours,

John Fauerbyv
Vice President
Clarksburg Civic Association

cc: :
Douglas Duncan, Montgomery County Executive

Isiah Leggett, President, Montgomery County Council

Graham Norton. Head of Department of Public Works and Transportation
Lyn Coleman, Community Planner

Jim Sebastian, Planning Board

Wynn Witthans, Development Review

Gail Tait-Nouri, Senior Planning Specialist

Sarah Navid. Traffic Review and Planning

Steve Howie, President. Clarksburg Civic Association
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26517 Aiken Drive
Clarksburg, MD 20871
23 December 1997

DEC 29 1997
Wtsu Y

D=velopment Review Division
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William H. Hussmann, Chairman

The Maryland-Nat.iona] Capital Park and Planning Commission
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8787 Georgia Avenue

Silver Spring, MD 20910-3760

Chairman Hussmann:

This letter addresses the safety of the three classes of bicycle facilities and addresses these safety
issues in terms of the Clarksburg, Maryland, Master Plan. This letter does not propose discarding
master planned bicycle facilitics, but proposes changing the classification of master planned bicycle
faciliies prior to construction if there is a safety hazard.

The following are the three generally accepted classifications of bicycle facilities:

1. The Class [ Bike Path or Bike Trail is a hard surfaced path physically separate from any
road.

2 The Class I Bike Lane is a pomon of the roadway Wthh has been striped separate from

the travel lane. The Bike Lane is nm:al]v a navgd shoulder.,

Rldw Lhds ¥ Wi At BAN Y e B

3. The Class III Bike Route is a roadway Iane de51gned for shared use by motorized vehicles
and bicycles.

When planning for Class I, Class II, or Class I bicycle facilities, there are several criteria which

should be weighed. Some of the criteria are safety, type of use, vehicle density (vehicles per day),
road width, and speed limits. An emphasis should be given to safety. This letter only addresses

the safety issue.

The Class I Bike Path is used for recreational and transportation uses by all groups of people
including children and adults from novice riders through experienced riders. This facility is
generally a hard surfaced path separate from any road. Bike Paths are typically designated as
multi-use trail which means that it should accommodate hikers and runners, skaters and bladers, as
well as, bicyclists. The minimum width is 10 feet (AASHTO standards - Guide for the

Development of Bicycle Facilities), but 14 feet is better in order to accommodate all the user types.
The Marvland DOT SHA Ricvele and Pedestrian plnnnlno/ﬂ?(m'n Guidelines sng(_:lf:gs that there

1 1% J,'.l“l:l SR l%W LN A WL LD ul\i e b A whAiol ki AR4Ll A Lum..l.ll F i

should be a smooth and clear two foot zone on each side of the Blke Path. This can be used as a
recovery zone or a place to rest or make repairs so as not to hinder traffic on the path. The Bike

‘Path is bidirectional.
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The Class I Bike Path is a safe facility provided there are minimal intersections with roads and

driveways. The problem with Bike Paths crossing roadways is that these crossings are not at the
usual intersection sites. When a Bike Path 1s parallel with a road when both cross another road,

the Bike Path is offset from the adjacent road typically by 6 to 10 feet. When a car is making a
turn, the driver is looking in the roadway for other-vehicles, not at the Bike Path ¢rossing. The
bicyclist must look at every intersection not only for vehicles to the right and left, but for possible
turning vehicles from the adjacent roadway which is a considerable distance away. In addition,
many existing Bike Paths do not have a smooth transition to the intersecting roadway surface.
Where this is the case, the bicyclist must also give attention to the bump which takes attention
away from looking for other vehicles. (Note that along the Bike Path paralle] with MD 108 in
Olpey, this bump is uot at right angles with the direction of travel.) The result of all this is a higher
chance of motorized vehicle/bicycle crashes at intersections and driveways. Two intersections per
mile or le_ss is tolerable, while more than two becomes intolerable.

A secondary problem with those Bike Paths that are separated from a parallel roadway by a few
feet is glass debris. Bike Paths become targets for the breaking of glass bottles. The bicyclist has

few options for avoiding the broken glass and may decline to use the Bike Path if this is a frequent

problem.

Good uses for a Class I Bike Path are for Rail-to-Trail conversions, trails in park or rural settings,
and trails along major highways and transit ways where there are few at grade intersectijons.

A Class II Bike Lane is a smooth surface aftached to a roadway, but separated with a painted
stripe. Typically, this is a paved shoulder or a recovery zone. The minimum width of a Bike Lane
is 4 feet, but wider is better. This width should not include the gutter pan. The width should
depend on traffic density and the speed limit. The Federal Highway Administration gives charts
specifying the minimum lane widths given this criteria. The Bike Lane is unidirectional. Since the
Bike Lanes are unidirectional, bicyclists can generally travel faster than on Bike Paths. Bike lanes
are typically used for transportation uses, but can accommodate recreational users. The wider bike
lanes may safely accommodate all types of bicycle users, while the narrower lanes may only

accommodate the more experienced bicychists.

Bike Lanes are a safe bicycle facility. The stripe serves as a scparation guide between the
motorized traffic and the bicycle traffic. The drivers of the motorized vehicles have good visibility
of the bicycles and the cyclists can easily see the motorized traffic. Where a bicycle facility hasa
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Bike Paths since they cross at the normal intersection site and there is no transition from the Bike
Lane surface to the intersecting roadway surface as is found with some Bike Path facilities. A
right-turn lane should trapsition across the Bike Lane and travel night of the Bike Lane.

Appropriate striping and signage is needed to direct vehicles before the intersection. Reference the
AASHTO Guide for the Development of Bike Facilities. Right-turn lanes should be shared by all
right turning vehicles. Bike Lanes do have a problem where on-road parking is permitted.

Bike Lanes have the additional advantage that if there is debris on the lane, such as broken glass,
the bicyclist may avoid the glass by carefully maneuvering into the adjacent travel lane. Bike
Lanes are also more likely to have snow removal during the winter than are Bike Paths,



The Class II Bike Route is generally a designation of 2 safe and desirable bike route to a specific
destination or through a specific area. A Bike Route on a lightly traveled roadway is safe for all
users, while a Bike Route on 2 heavily traveled roadway, a narrow roadway lane, or a roadway

with a higher speed limit is usable by only the more experienced bicyclists.

A bicycle facility may consist of different classes For instance, a rail-to-trails alignment may be
interrupted by a residential area or a town center. A Bike Path would be desirable along the
rail-to-trail alignment, then become a Bike Route on the lightly travelled street through the

residential neighborhood or as a Bike Lane through a town center.

A master plan may specify a Bike Path along an existing roadway. This may be inappropriate due
to frequent intersections, environmental concerns, or the phasing of development. In these cases,
there shouid be enough flexibility to replace the master planned Bike Path with a Bike Lane.
Existing master plans did not have available criteria for properly choosing the appropriate type of
bicvcle facility. Errors of judgement in the master plan should be remedied prior to construction.
An inappropriate Bike Path will not be used and would be a waste of money.

Taking a locok at the Clarksburg Master-Plan, the Master Plan specifies a Class I Bike Path along
Clarksburg Road, Piedmont Road, and Stringtown Road, and the Clarksburg Greenway, and
specifies a Class I Bike Route along Main Street. This Master Plan was developed prior to
bicycle facility safety guidelines existing and does not provide the reason why one class of bicycle

facility was chosen over another.

The Class I Bike Paths along Clarksburg Road, Piedmont Road, and Stringtown Road do pot meet
tha cofaty tact Barhk nf theoa raade unll }-w.nln nusmarance mmtereartinne 1nta and ant af tha
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Clarksburg Town Center. These intersections pose a safety hazard as noted above. Instead, the
community will be better served with Class II Bike Lanes along each of these roads. Note that

today, prior to the build out of Clarksburg, bicyclists frequently travel along each of these roads.

The Clarksburg Greenway is designed to be a hard surfaced Class I Bike Path. It will start at the
extension of the Magruder Trail and go north through the Clarksburg Town Center into Little
Bennett Regional Park. This is an appropriately planned Bike Path and will receive lots of use,
when built (provided the Magruder Trail is fully built). There will be few intersections, even
through the Clarksburg Town Center. Where there are intersections, they will need to be carefully

designed and implemented.

The Class I Bike Route on Main Street will provide a route for bicyclists into the Town Center
from both the east and the west. Main Street will connect MD 355 with Piedmont Road through
the Town Center Main Street is being designed as a paved 36 foot wide street (except the
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thought is to have 10 foot travel lanes and 8 foot parking lanes. Since inadequate off street

parking is being designed in the Clarksburg Town Center, the on street parking will be used. It is
questionable if this Bike Route is a safe design. Since the parallel on street parking will be used for
the parking of cars, it cannot be used as a bicycle lane. The Montgomery Bicycle Action Group
(MBAG) has proposed striping a 6 foot parking lane, a 3 foot bicycle lane, leaving a 9 foot travel
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